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INTRODUCTION

Following the purchase of Altham Pumping Station in 2009, Waterboy Limited {(WB)
appointed Fairhurst to manage the delivery of business premises capable of
accommodating the supply and bottling of natural mineral water including bulk water
cooler equipment. This has involved an assessment of the feasibility and viability for
the re-use, conversion and expansion of the current building.

WB was established in 1997 to supply natural mineral water in buik using water
cooler equipment to businesses throughout the North West. WB is a growing
business local to the Simonstone area that currently operates from an industrial unit
at Altham Business Park. WB has been steadily reinvesting working capital to grow
its operation, utilising bespoke technology to provide the most hygienic water and
coolers in the UK. :

in respect of the current economic climate, WB recognises the need to diversify into
natural mineral water production to ensure the short and longer term future of the
existing operation. Water is currently defivered by tanker from the midlands. Altham
Pumping Station currently lies redundant and a wasted resource. It was erected in
1808 by the Accrington District and Gas & Water Board to pump “top-up” water
supplies to local reservoirs. It is the source of four deep boreholes with the capacity
to extract up to 22.7 million litres of water per day. The water is currently running
under artesian pressure and discharging via a drain at the south-west of the site at
the equivalent rate of approximately one tanker every 1 hour. WB recognise the
potential of this valuable natural resource and the unique opportunity to relocate its
operation to the site to ensure long term sustainability and facilitate the future
expansion and growth of a successful business local to the area.

The site was therefore purchased by WB to seek o secure the company’s long term
future by:

»  Supplementing declining demand in bulk water for coolers with bottled mineral
water;

Exploiting the wider market potential for accredited natural mineral water;
Investing in the existing boreholes to harvest an abundant natural resource;
Promote and distribute the Ribble Valley’s natural resources;

Create important socio-economic benefits through employment generation for
the local community; and

=  Secure investment in the local and regional economy.

Whilst the site is no longer operated by United Utilities, the existing boreholes are in
a useable state subject to improvements. These improvements will only be viable
should a suitable building be achieved. Botiling water on site presents a unique
opporiunity to secure ‘natural mineral water status. “Bofiled at source” is a
prerequisite needed to meet the conditions set out in The Natural Mineral Water,
Spring Water and Bottled Drinking Water (England) Regulations 2007.

Achieving natural mineral water status is essential to enable WB to compete and
access commercially attractive bottled water markets in the UK as well as larger and
more lucrative export markets Transporting water from this site to another bottling
plant elsewhere would preclude the achievement of mineral water status thus
relocating the operation is not a viable option. This valuable opportunity to utilise an
abundant natural resource would be wasted.

A
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WB’s mineral water extraction and water bottling operation presents an important
marketing opportunity for the Ribble Valley through the harnessing of an important
natural resource unigue to the area. The production and circulation of Ribble Valley
mineral water would have considerable benefits and provide opporiunities to
enhance the image and perception of the Borough.

WB are seeking to invest significantly in the re-use of a redundant site which would
ultimately benefit the economy of the Ribble Valley, securing the 4 current full time
employment opportunities with the potential to expand to 10 full fime employees.

Since its erection in 1908, the water source at Altham Pumping Station has been
exploited successfully by adapting and modemnising its engineering technology over
time to deliver improved productivity, efficiency and cost saving. WB has sought to
develop plans to successfully re-use and modernise the current building but its size
and layout make this unfeasible and the costs involved for conversion are prohibitive.

To successfully compete and flourish in a modern business environment it is
essential for WB to invest in and operate a long term sustainable premises to justify
the further expenditure in securing improvements to the boreholes, modern
equipment such as large stainléss steel water storage vessels and high speed glass
and PET bottling plant.

In assessing the feasibility of re-using the current building in order to meet WB's
aspirations and to function efficiently as a modern business, the following
requirements must be fufilled:

1. A layout capable of accommodating:
= a minimum of 286 storage pallets;
= 3 vertical stainless steel mineral water storage vessels (¥m high x 3.66m
wide);
2. A useable floorspace of approximately 1,200sq m (12,918sq ft) to:
= accommodate modem bottling equipment including 19 litre polycarbonate
bottling plant (83sq m (1,000sq ft)) and high speed glass and PET bottling line
{22339 m (2,400sq f) minimum area);
» accormmodate a water cooler cleaning area; and
« allow the circulation and operation of 3 forklift trucks (1.1m (12ft) turning
circle);
= include approximately 200sqg m (2,153sq ft) of essential reception and office
space,
3. Appropriate welfare facilities to serve employees and clients (circa 5§ x WC /2 x
kifchens),
4, ldentified vehicle parking spaces for employees, customers and existing
residents; and
5. A suijtable access and service vard to facilitate traffic and deliveries to and from

the facility.

The existing building in its current form does not justify the expenditure to bring the
boreholes back into commercially productive use and satisfy the requirements of a
feasible and modern water extraction and bottling operation. The capabilities of the
existing building fo accommodate a water-botiling operation and the proposed new
build are set out below.
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Table 1.1 — Comparison of Existing and New Building Capabilities
= ' dsting Building _Proposed New build
Area 510sq m (5,490sq 1) - gross 1,207sqm (12,993sq fi) -
internal area gross internal area
563sq m (6,080sq ft) - gross 1,265sqg m (13,618sq it) -
external area gross external area
Size (Limits / Extent) | 30m x 26 3m (4 rooms with | 37.9m x 33 4m (single
varying depths and limited workspace and offices)
internal connectivity)
Height 8.45m to ridge 8.88m - Offices
10.9m - Ridge of Warehouse
Storage Pallet Height 2 pallets high or 3 pallets 4 pallets high
high assuming removal of
roof trusses
Reception / Office 28sq m (298sq ff) - first floor | 207sq m (2,218sq ft) - over
Area only two floors
123sq m (1,324sq ft) -
assuming new mezzanine
151sq m (1,622sq ft) - total
Welfare Facilities 2xWC 5xWC
2 x kitchen areas
Cleaning and Serving 51.3sq m (552sq ft) - 65sg m (700sq ft)
Area
Storage Pallets 96 - maximum pallet storage | 400 - potential pallet storage
{120x100x100cm) capacity capacity
Bofttling Plant 1. 19 litre polycarbonate 1. 19 litre polycarbonate
bottling plant (93sqm bottling plant
(1,000sq ft)) 2 High speed glass and PET
bottling fine (223sqm
minimum area)
Vertical Stainless 1 3
Steel Storage Vessel
(7m x 3.66m) .
External Yard | Rear Rear
Access 1. Existing shared 4m wide 1 New 8m wide, twb—way
access with no footway main access
Parking No identified parking 10 x employees / customers
including disabled bay
4 x residents
Cost of Building £1,289 00sg m £732.00sgm
Works {£120.00sq ft} (£68.00sq ft)
Excludes substructures Includes substructures

113 Retaining the existing building in its current form is not feasible due to the
insurmountable restrictions it would place on the operational requirements of the
business. The building cannot accommodate WB's current business operation as it
provides only 33% of the required pallet storage space. It provides only 36% of the
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required useable floorspace and severely restricts access and forklifi movements
across the building and wider site.

The existing building could not accommodate the required high speed glass and PET

bottling line and failure to adopt modem plant and machinery and limitations on
storage space would jeopardise the future of the existing business and prohibit its
future expansion. As a result, conversion of the building is not feasible and its
demolition and reptacement is the only commercially viable option to secure the re-
use of the site.

EXISTING BUILDING

The existing pumping station comprises approximately 510sq m (5,490sq ft) gross
internal floor area. The building measures approximately 30m in width and
comprises four rooms with varying depths (26m at the deepest point (Room 1)) and
limited internal connectivity as illustrated on the Existing Plans & Elevations (Ref:
TRI-0815-03).

The existing building in its current form can accommodate:

= girca 430sq m (4,629sq fi) of useable floor space;

= approximately 96 pallets (handling and storing at 3 pallets high with racking to
3.96m); _

1 no. 19 litre polycarbonate boitling plant;

1 vertical stainless stesl storage vessel (7m x 3.66m);

a water cooler cleaning area;
27.7sq m (298sq ft) of associated office space and staff welfare facilities

comprising 2 x WC’s; and
w1 forklift truck.

Room 1 — Old Pump House
Room 1 of the existing building contains the mineral water boreholes essential to

WB's extraction and water bottling operation. The boreholes are located to the rear
of the building. The Environment Agency (EA) confirms that where there is no
intention to reuse the boreholes, they must be properly decommissioned. Envireau
Water (hydro-geclogists) has provided confirmation that it would cost approximately
£145,000 plus VAT to decommission all 4 boreholes (see Appendix 1). This cost
would be incurred for any business seeking to develop the site should the boreholes
not be required ({e.g. offices, storage and distribution) and confirms that WB'’s water
extraction and botfling operation presents the most realistic opportunity for its reuse.

The site has been ‘abandoned’ by United Utilities and a 360mm deep reinforced
concrete slab has been formed over the boreholes. The water however is currently
running under ariesian pressure and discharging via a drain at the south-west of the
site. The existing boreholes are in a useable siate subject to breaking out the
existing slab and partially relining the columns with new grade 304 stainless steel
casings. Envireau Water has provided confirmation that it would cost approximately
£21,941 plus VAT to refurbish the boreholes (see Appendix 2) which excludes the
cost for clearance, stainless steel casings and partial relining to the aquifer.

Room 1 measures approximately 25m x 8m (82ft x 26ft) and the height is 7.17m
(24ft) to eaves. Vehicle access is taken to the rear (west) elevation of the building

4
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via an existing roller-shutter door. To operate in the existing building, Room 1 would
be required to accommodate a number of essential functions. The location of the
boreholes dictates that Rocom 1 would contain 1 no. vertical stainless steel water
storage vessel (7m x 3.66m (22ft x 12ft)) toward the rear (west) of the room.
Locating the storage vessel elsewhere in the building is not feasible as this would
require the installation of extensive runs of new pipe-work. Moving the vessel away
from Room 1 would prevent the utilisation of existing water pressure and create the
need for additional floor drainage points. The location of a storage vessel in close
proximity to the roller-shutter would result in increased risk of airbome contamination
from dust and bacteria in the water extraction and bottling area and partially block the
entrance and exit fo the building.

The front (east) and central areas of Room 1 would incorporate a 19 litre
polycarbonate bottling plant and an area dedicated for the cleaning and servicing of
water coolers. Room 1 is the only appropriate location to undertake these functions
given the close proximity of the storage vessel and existence of a dramage points at
the front of the building.

To create floorspace for essential office and amenity space it would be necessary to
construct a mezzanine floor extending back approximately 14m (46ft) from the front
elevation above the front and central areas of the room. This would restrict working
height under the mezzanine to 3.3m (11ft).

Adopting the above set-up/layout would fail to meet WB’s objectives as the storage
vessel and 19 litre PET bottling plant would partially block the roller-shutter access at
the rear of Room 1. This would remain the only vehicular access to and from the
production area. The layout of the necessary plant and equipment on the ground
floor would restrict the remaining workable floorspace to only 51sq m (552sq ft).
Limited workable floorspace and height restrictions due to the mezzanine (only 3.3m
(11ft)) wouid severely restrict the operation of the forklift truck (1.1m (3 6ft) tumning
circle and 4.2m (13.8f) reach) in the production area. Room 1 could not
accommodate any racking.

To achieve this layout there would be a number of essential works to the current
building including:

= Roof — existing low-pitch roof to be removed and replaced with new 30° slate roof
on timber battens, purlins and timber trusses;

* Floor — existing 360mm deep reinforced concrete slab to be broken out and
replaced with 100mm deep reinforced concrete slab;

= Floor - Replace slab to south-west of room with 280mm deep reinforced concrete
slab to support vertical stainless steel storage vessel;

* Windows — 7 no. 9 panel windows to be reéplaced with wooden frame, double
glazed, toughened glass windows fo accord with Building Regulations and
prevent heat loss;

* Roller-shutter — break out existing rear wall and insert new steel lintel to suppoit
brickwork above new roller-shutter door (4.5m high x 3m wide);

= Access — new opening to be constructed (2 5m wide x 2.75m high) to Room 2
with steel lintel to support masonry walils;

s Mezzanine — construction of a new mezzanine floor structure (at 60% of ground
floor area) consisting of 4 clear spanning steel beams supporting a floor
constructed of 60mm metal decking and 130mm thick concrete;

= Partition — construct new full height parfition wall to enclose mezzanine ares;
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» Beams - existing lifting beams to the rear of room fo be removed;

» Drainage — internal channel drainage and below ground drainage pipes required
for wash down/spillages and new foul drainage connection to mains sewer;

= Boreholes — break out existing 360mm deep slab, clear backfilled rubbie and
install new stainless steel casings

Room 2 — Old Boiler House

Room 2 measures approximately 16.5m x 8. 5m (54ft x 28ft) and the height is 6 45m
to eaves (21 ff). This room is separated into two distinct areas and would be
required fo serve a number of functions. To accommodate WB’s current operation,
the area at the front (east) of Room 2 would be used as the main entrance, reception
and toilets (x 2). This area would extend back approximately 5m and would be split
over two floors, connecting to the mezzanine of Room 1 via a new staircase. The
area to the rear measures approximately 12m x 8.5m (39t x 28ft) and would operate

as a storage area.

Room 2 provides the largest feasible storage area for WB’s product although it is
severely restricted. Room 2 contains traditional roof trusses which prevent storage
at any height above 3.96m (13ft), restricting the storage of pallets to 3 high and
failing to contribute to WB's aspirations to accommodate storage of up to 400 pallets
to accommodate increased production and business expansion.

A new opening has been created to physically connéct Rooms 1 and 2. Given the
need o open the roller-shuiter door in Room 1 to facilitate product transfer, an
additional roller-shutier door is required to the rear elevation of Room 2 in order to
minimise the conflict of production and handling in these areas and reduce the risk of
contamination. However, this is not feasible as an additional roller-shutter would
further hinder the storage capacity of the buiiding and would require the movement of
finished stock from Room 1 to Room 2 via the outside yard.

To achieve this layout a number of essential works to the current building would be
reguired including:

» Roof — to be replaced with new 30° slate roof on timber battens, puilins and
timber trusses with new full length roof lantern;

» Entrance / Reception / Welfare Facllities — form new 2-storey accommodation
with 140mm blockwork walls, steel staircase and timber joist floor;

* Floor — existing slab to be broken out and replaced with 100mm thick reinforced

concreie slab;
» Drainage — new foul drainage stacks to be introduced fo connect service block to

mains sewer via Room 1,
= Roller-shutter — break out existing rear wall and insert new steel lintel to support

brickwork above new roller-shutter door;

Room 3 — Old Coal Shed
Room 3 measures approximately 12m x 6m (39ft x 20ft). lt is not currently connected

to Rooms 2 or 4 and can only be accessed from the existing external yard {o the
north of the building. Given its dimensions, location and configuration, the only
purpose this area could serve is storage.

Like Room 2, this area is constructed with traditional roof trusses, restricting pallet
storage space o a maximum height of 3.96m (13ft). The only access to Room 3 is
taken from double doors on the front elevation. The area directly outside the doors
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would be required for staff, customer and current residential parking. lis use for the
transport.of stock from the bottling plant would conflict with these uses and pose a
potential health and safety risk for company personnel, customers and residents.
The construction of an opening between Rooms 2 and 3 would negate this problem
but available storage space would be further reduced by approximately 6 pallets to
90 pallets. This would represent less than 25% of WB's identified storage

requirements.

To achieve this layout there would be a number of essential works to the current
building including:

* Roof — to be replaced with new 30° slate roof on timber battens, purlins and
timber trusses;

= Floor — existing flagstones to be removed and replaced with 100mm thick
reinforced concrete slab;

*» Walls — existing walls to be increased in height by approximately 300mm to
increase clear height in the room;

= Access — form new opening (2.75m high x 2.5m wide (Sft x 8ft)) between Rooms
2 and 3 with new steel beams to support masonry walls.

Room 4 — Loading Area

Room 4 measures approximately 12m x 5m (39ft X 16ft) and was constructed as a
more modern low height (2.35m (8ft) to eaves) loading bay. Room 4 is not
accessible via any other building and the fioor level is 1 2m (4ft) above the fioor level
of the building and the existing external ground level. The constiuction of an opening
between Rooms 4 and 3 is not feasible due to the difference in levels of 1.2m.
Steps, ramps or scissor lifts are not feasible due to the floorspace required and the
further reduction in storage capacity in Room 3. The room could not be accessed by
a forklift which, in any case, could not operate in this area due fo internal height
restrictions (1.15m (3.8ft) floor to eaves). Room 4 is not considered suitable as
useable space and makes no meaningful contribution to WB's operation.

Summary and Conclusions on the Re-Use of the Existing Building

The use of the existing building to accommodate WB’s water extraction and bottling
operation is not feasible even when considering the potential conversion works
based on;

*  Provides only 36% (430sq m (4,629sq ft)) of the required useable floor space
{1,200sq m (12,918sq ft)) or 46% (553sq m 6,287sq ff)) assuming the
construction of a new mezzanine;

* Provides only 14% (28sq m (301sq ft)) of WB’s required office and reception
space (200sq m (2,153sq ft)) or 75% (151sq m (1,622sq ft)} assuming the
consiruction of a new mezzanine;

» Accommodates only 2 x WC’s with no kitchen/communal worker's areas;

= Provides only 33% (96 pallets) of the required pallet storage space (286 pallets);

= Essential works to improve accesses between rooms would reduce storage
capacity even further;

= Accommodates only 1 vertical stainless steel storage vessel (7m x 3.66m (24ft x
12ft));

» Accommodates only 1 no. 18 litre polycarbonate bottling plant;

= Cannot accommodate modermn high speed glass and PET bottling line (223sq m
minimum area);
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»  Poor accesses prevent the efficient internal transfer of products and hinder forklift

movements;
» Provides useable floorspace and restricted floorspace under the mezzanine to

accommodate only 1 forklift truck (1.1m (12ft) turning circle / 4 2m (13 .8ft) reach). .

The current Altham Pumping Station cannot accommodate a feasible business for
water extraction and bottling through improvement. The cost of the essential
conversion works (see Appendix 3) have been established by Poole Dick Associates
(Quantity Surveyors and Construction Management Consultants). The total cost of
building works is £701,100 which equates fo £1,289 per m? (£120 per ft®). The costs
exclude the works to the sub structure as the Structural Survey (Ref: JFD/02/0302)
dated February 2012 (see Appendix 4) raises concerns regarding the stability of
ground conditions at the site. Based on trial hole observations the existing strata is
considered to be generally poor and extensive settlement is deemed to have
occurred on the property. The report observes that “farge areas of the existing
building had been underpinned” and additional cracks indicate that settlement is
ongoing. Without further information it is not possible to accurately determine the
additional costs required for the sub structure/ground works but it could add a further
10% - 20% to the total cost of the building works (i.e. £841,320 which equates to
£1,547 per m? (£144 per ft%). In addition, the conversion work attracts a higher rate
of design contingency at 15% given the increased likelihood of incurring additional
risks/higher costs.

The conversion works do not secure a feasible business premises, cannot even meet
WRB's current requirements and does not provide opportunity to expand the business
operation. The costs are commercially prohibitive and not viable even without an
allowance for works to the substructure The existing building will therefore remain
unsuitable and not viable for modem day use.

Nolan Redshaw Lid (NR) (Chartered Surveyors and Commercial Property
Consultants) have assessed the viability of all potential options and attempts to give
full consideration to the future of the site, based on their knowledge of the area and
the market for employment land and premises within the Ribble Valley and
immediately adjoining areas falling within the Boroughs of Hyndburn and Burnley
(see Appendix 5). NR conclude that it would not be possible to refurbish the
premises to suit modern day businessfemployment requirements without incurring a
substantial financial loss. The conversion of the existing building, which is of an age
and design which does not lend itself to refurbishment for a modern day
business/employment use and would exacerbate the functional and physical
obsolescence of the building with no guarantee of long term use. NR confirm that
WB’s proposal to redevelop the site with modern premises for accredited natural
mineral water extraction and bottling, which will generate additional unique value and
is the only suitable and viable option for the re-use of the site.

EXTENSION AND FACADE RETENTION

WB has also considered the viability of extending the existing building o achieve the
largest possible internal floor area. This would involve ‘squaring’ off and extending
the rear of the building. . As part of the design process the minimum size of the rear
service yard has been calculated based on the need to park all WB vehicles within
the yard at the same time and allow for their associated movements e g. swept path

analysis.
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On this basis, the building’s rear extension could provide no more than an additional
445sq m (4,145sq i) including Room 4 (60sqg m (645sq fi)). Coupled with the area of
the converted building (653sq m 6,287sq ft)) including second floor offices and
mezzanine (151sg m (1,622sq ft)), this would result in a total floor space of 998sq m
(11,561sqg ft). This total remains 17% short of WB'’s operational requirements and
places height restrictions on racking thus reducing available pallet storage space.

In order to convert the existing building it would be necessary to replace the entire
roof structure over Rooms 1, 2 and 3. To create the greatest amount of useable
floorspace the existing rear walls (west elevation) would require demolition. Room 4
would be demolished and the existing 1 2m concrete slab broken out to achieve a
level floor. These works are additional to the potential costs for conversion of the
existing structure (£1,289 per m? / £120 per ft%) which are already prohibitive and not
commercially viable (see Appendix 3). Based on the additional cost for: the removal
of the existing roofs; removal of the rear walls; demolition and breaking out of Room
4 and slab; and the construction of a new extension to create a square building
footprint including an entire new roof structure, the propesal would not be financially
viable. Extending the building is not feasible and would still fali short of WB’s

floorspace requirements

To achieve further floorspace WB has considered fagade retention with an extension.
The fagade of the existing building measures approximately 30m in length. Due to
WHB's minimum service yard requirements a new extension could continue back
(west) a maximum of 32m. The side (south) elevation of the building could be
removed and positioned 4m south, extending the existing fagade. Extending any
further than 4m to the south is not feasible as the minimum proposed new access
requires 7.5m between the building’s south elevation and southern site boundary.
The demolition of Room 4, a modern extension which currently provides no useable
floorspace, would require the replacement/reconstruction of a 5m length of the
northern extent of the facade.

Extending the original facade by 4m to the south and 5m to the north would impact
upon the original character of the building and would incur additional costs to the
conversion of the existing structure (£1,289 per m® / £120 per i) which are already
prohibitive and not commercially viable (see Appendix 3). To retain the aesthetic
integrity of the original building, it would be necessary to reconstruct the style and
pitch of the new roof structure to match the fagade. The 32m x 34m roof structure
would be supported by up to 15 columns, limiting the practical use of the floorspace.
To justify the increased expenditure WB would need to secure additional height to
allow for increased storage height in the new build. This would further alier the
characier of the building and increase costs due fo the difficulily in realising the
extension. For these reasons, facade retention and exiension is not a realistic and

commercially viable option.

NEW BUILDING

Having considered the existing building in its current form, its conversion and the
potential for facade retention, it is clear that the construction of a new building on site
provides the only feasible and viable development option to secure the re-use of the
site and meet WB's current and future business aspirations based on:
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= Provides 1,207sq m (12,993sq ft)) of useable floorspace (1,200sq m (12,918sq
)
= accommodates a water cooler cleaning area;
= accommodates 1 no. 19 litre polycarbonate bottling plant;
= accommodates modem high speed glass and PET botiling line (223sq m

minimum area);

» Single workspace warchouse ensures provides an efficient and integrated
working environment:
= accommodates 3 vertical stainless steel water storage vessels (7m x 3.66my);
» facilitates the efficient internal transfer of products and forklift movements;
= allows the circulation of 3 forklift trucks (based on 1.1m (12ff) turning circle),

= Provides 207sq m (2,218sq ft)) of WB's of office and reception space (200sq m
(2,153sq )}, :

» Accommodates appropriate welfare facilities to serve WB's current and future
business (5 x WC's / 2 x kitchen areas);

= Provides a new 8m wide, two-way main access road with footway to facilitate
traffic / deliveries to and from the plant;

» Provides dedicated parking facilities for employees and customers (x 10)
including disabled bay and parking for residents (x 4).

The construction of a modem, purpose built water extraction and bottling plant at the
site of the former Altham Pumping Station, is illustrated on the Proposed Plans (Ref:
TRI-0815-05) and Elevations (Ref: TRI-0815-06).

The cost of the new build works (see Appendix 3) have been established by Poole
Dick Associates and totals £883,300. The total exceeds the cost of the
refurbishment works (£701,100) however the scheme is viable based on:

= The new build measures 1,207m? which is over twice the size of the refurbished
building which measures 544 m?;

»  The new build costs £732 per m? (£68 per ft®) which is at least a 43% saving on
buildings refurbishment cost of £1,289 per m* (£120 per ft2);

= The new build costs allow for the new sub structure;

= The new build does not require the higher rate of design contingency (reduced
from 15% to 5%) given the reduced risks of incurring higher costs; and

» The building justifies the expenditure including refurbishment of the boreholes
based on securing a viable and sustainable modern business premises.

Nolan Redshaw (see Appendix 5) considered other potential uses for the site, should
the proposed use not proceed. NR conclude that it would not be possible to
refurbish the premises to suit modern day business/employment requirements
without incurring a substantial financial loss. Redevelopment for office purposes in
this locality would not be viable due to location, unusual building/layout, the overhead
power lines traversing the site and would unviable costs. Demolition of the existing
building and use of the site for open storage is not viable due to the overhead power
lines and the nearby existing supply of storage land available at relatively low values.

The construction of a new building on site provides the only feasible and viable
development option to secure the re-use of the site and meet WB’s current and
future business needs. The proposed new build will make the best use of a wasted
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natural resource and a state-of-the-art production and bottling plant will secure a
business local to the Simonstone area and further employment in the Borough. '

CONCLUSION

The site of the former Altham Pumping Station was purchased by WB to secure the
company’s long term future by harnessing a valuable natural resource and exploiting
the market potential for accredited natural mineral water unique to the Ribble Valley.

To manage the delivery of business premises capable of accommodating the supply
and bottling of natural mineral water including bulk bottled water cooler equipment
the feasibility and commercial viability for the re-use, conversion and expansion of
the current building has been assessed. '

The conversion of the existing building, which is of an age and design which does not
lend itself to refurbishment for a modern day business/employment use and would
exacerbate the functional and physical obsolescence of the building with no
guarantee of long term use. The assessment confirms that the conversion of the
existing building is not commercially viable. Furthermore, the converted building
cannot accommeodate WB's current operation as it provides only 33% of the required
pallet storage space and only 36% of the required useable floorspace. The building
does not allow for the expansion of the business which is critical for long term

sustainability,

Extension of the existing building and facade retention has been considered against
WHB's operational requirements and has ultimately proved commercially unviable.
Based on existing site restrictions and to create the greatest amount of useable
floorspace, much of the existing building would require demolition i.e. all rear walls;
Room 4 and all internal walls. Coupled with the extensive structural works required
for the building’s conversion, works to the sub structure work which have not been
established at this stage and the costs to rebuild and extend the structure, this would
be commercially unviable and would does not justify the expenditure as it would fail
to meet WB's requirements.

It is clear that the only feasible and viable option to secure redevelopment of the
redundant site for practical re-use is the demolition of the existing building and
construction of a modern, purpose-built water extraction and boftling facility based on
the additicnal unique value secured through the exiraction of accredited natural
mineral water. The new build project will secure a building that is twice the size of
the existing Pumping Station at approximately half the cost per m? of the existing
building refurbishment and includes works to the sub structure. A new build is more
viable as it significantly reduces the risks of incurring higher costs associated with the

refurbishment

The new building for water exiraction is the only means to justify the expenditure of
redeveloping the site and refurbishing the boreholes as it will secure a viable and
sustainable modern business premises.
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Appendix 1 — Envireau-Water Borehole Decommissioning (15.02.12)
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Appendix 2 — Borehole Refurbishment {27.10.11)
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Appendix 3 — Poole Dick Feasibility Estimate (22.02.12)
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Appendix 4 - Romala Design Structural Survey (14.02.12)
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Appendix 5 — Nolan Redshaw Supporting Statement (March 2012)




Ref: PAWaterboy (12710 LetterR2 doex
15" February 2012

Damian Entwistle
Waterboy

Unit 10

Venture Court

Altham Industrial Estate
Accrington

Lancashire -

BB5 S5wWH

BY EMAIL

Dear Mr Entwistle,

FORMER ALTHAM PUMPING STATION, SIMONSTONE
DECOMMISIONING OF BOREHOLES

Further to our recent visit, we are now in a position to provide outline recommendations for
decommissioning the four borehaoles at the above site, together with budget costs for the works. The
recommendations and costs included in this letter are our opinions and are based on our observations
during our visit and the data that has been provided to us for review

This letter is written in accordance with our standard Terms of Engagement, a copy of which is attached.

Background

The four boreholes are in various states of disrepair, having been abandoned by United Utilities prior to you
purchasing the site. The boreholes are artesian but have been left uncapped and allowed to “overflow” to
the adjacent River Calder. If there is no intention to reuse the boreholes in the future, then they must be
properly decommissioned in accordance with Environment Agency guidance,

Recommended Works

We would recommend that the boreholes are decommissioned in the following way:

Borehole 1 & 2
The two boreholes inside the building are approximately 50m in depth. They should be backfilled with pea

gravel from their base to approximately 35m below ground level. A 10m grout seal should then he
emplaced above the gravel and allowed to cure for at least 24 hours. The remainder of the boreholes can
then be backfilled with concrete. Alternatively, the boreholes could be fully grouted from the top of the

gravel to surface.

£
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Enviregu Water

Borehole 3 & 4
The two boreholes outside the building are approximately 107m in depth. They should be backfilled with

pea gravel from their base to approximately 85m below ground level. A 10m grout seal should then be
emplaced above the grave! and allowed to cure for at least 24 hours. The remainder of the borehole can
then be backfilled with concrete. Alternatively, the boreholes could be fully grouted from the top of the
gravel to surface.

Owing to their artesian nature, water levels in the boreholes will need to be lowered and controlled during
grouting works, If the water pumped from the boreholes is clean, it may be possible to discharge it to the
Calder so long as the necessary environmental permits are in place. Otherwise, water will need to be
pumped to tanker and disposed of at an accredited facility.

We understand that the previous site owner's backfilled borehole 4 almost completely with rubble from a
building they demolished. This material should be extracted from the borehole in order to carry out
adequate decommissioning. The material from the borehole should be disposed of to an appropriate

facility, depending on its nature and compasition.

Budget Costs

Decommissioning boreholes 1 & 2 is likely to cost in the region of £15,000 to £20,000 each

On account of their greater depth, decommissioning boreholes 3 & 4 could cost in the region of £25,000 to
£30,000 each. This assumes that the rubble in borehole 4 can be extracted (by others} prior to
decommissioning. If the rubble needs to be drilled out then an additional budget of up to £30,000 should

be allowed at this stage.

A budget of approximately £15,000 should be allowed for consulting and associated fees. This would
include the costs associated with obtaining the relevant environmental permits to cover the period of

works.

Woe therefore recommend that a budget of £145,000 + VAT is put in place at this stage to facilitate
decommissioning of the four boreholes at the site. Please note that there is no guarantee that the
decommissioning works can be completed to a satisfactory standard for this sum of money. There is a
possibility that currently unforeseen issues may arise as the decommissioning works progress and

additional budget could therefore be required.

We hope this information provides you with a realistic estimate of the likely scale of costs associated with
the decommissioning works however, please do not hesitate to contact us should you require and further

clarification.

Yours sincerely,

p—

- =
et Mo b
% i

Dr Phil Ham MEng PhD MSEE
Senior Hydrogeologist
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Dr Phil Ham Date:

Envireau Water Tel. No.:

646 Market Street Est. No.:

Whitworth Site Address:

Lancashire N.G.R.: '

QoL12 8LD Target Yield:
Supply:

27" October 2011
01706 853598
BAM3810

Waterboy, Accrington
unknown

N/A

Commeicial

BOREHOLE REFURBISHMENT

PLEASE NOTE THAT ALL PRICES ARE SUBJECT TO V.A.T.

1 |Mobilise to site all plant & equipment
Set up all plant & eqguipment.
Waiting time, plant and iabour.

Supply 304 grade 8" stainless steel Sched 10 casing

2
3
4
5 |Supply 8" x 40" stub to base of casing
6 |Supply 8" weld collars

7 |install stainless steel casing

8 |Supply & install 10mm formation stabiliser & sand pack
9 [well development Induding time to install & remove

10 |Supply & install grout to annulus

TOTAL PRICE

SUM 2,70000
SUM 750.00
HR 12500 -
MTR| 36 9350 | 3,366.00
budget 75000
SUM 20000

DAY | 1 | 1,20000| 1,20000
MTR®| 1 22500 22500

HR | 20 15000 | 3,00000
MTR?| 30 32500 | 9,75000
21,941.00

Plus VAT

The above price is an estimate only, based on the information supplied and will be adjusted
on completion of the works in accordance with the attached specification

WB+AD Morgan Limited - Presteigne Industriat Estate - Presteigne: Powys LD8 2UF - UK

©.T: 01544 267980 - F: 01544 267981 i_nfp@ﬁ_ndinqwater.do.uk,-. weaw findingwater.co.uk .
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WATERBOY - ALTHAM PUMPING STATION
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WATERBOY - ALTHAM PUMPING STATION

FEASIBILITY ESTIMATE REV. B

Executive Summary

Existing Building Refurbishment

Cost of Building Works £701,100.00

Excludes any works to the existing substructures

Cost per m2 £1,289.00
Cost per f? , £120.00
Gross Floor Area 544m?
Preliminaries 15%
Contingency 15%

New Build
Cost of Building Works £883,300.00

Including new substructure works

Cost per m? £732.00
Cost per ft2 £68.00
Gross Floor Area 1,207m?
Preliminaries 15%
Contingency - 5%

i :41 | _SAPROJECTS\4885\IE\Foasibiliy Estimate Rev. B | :Pagé4 AR POOLE DICK ASSOCIATES




WATERBOY - ALTHAM PUMPING STATION

FEASIBILITY ESTIMATE REV. B

1. Outline Of The Scheme

This report has been commissioned by Damian Entwistle for and on behalf of
Waterboy, the current owners of a disused pumping station at Altham in Lancashire.

We have been instructed to .pre_pare feasibility estimates for 2 options;
Option 1: - Refurbishment and renovation of the existing building to suit
the
Client's business operations.

Option 2: - The demolition of the existing building and the construction of a
new facility to suit the Clients business operations.

2. Basis of the Esitimate

The estimate is based on the following information:-
TRI CAD Solution Limiied Drawings
TRI-0815-01 Proposed New Building
TRI-0815-02 Existing Site Layout
TRI-0815-03 Existing Plans and Elevations
Fairhursts Structural Survey Summary dated 1% February 2012
The Historic Environment Consultancy's report dated 20" July 2011.

Notes and photographs taken during a site visit on Wednesday 28" January 2012.

Note: - Measurements should not be relied upon for purposes other than generating a
feasibility estimate of cost plan.

S : S:\PROJECTS\4986\1 E\Feasibility Estimate Rev B Page 5
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WATERBOY - ALTHAM PUMPING STATION

: FEASIBILITY ESTIMATE REV. B

3 Exclusions
¢ land remediation and abnaormal ground wotks
s Works to reinforce the substructure of the existing building
s  Works in association with existing bore holes
= Site acquisition and associated costs
e | ocal authority fees and charges
* Finance charges
s Professional fees

s Value Added Tax

4 Assumptions

The costs for the refurbishment option include a fit out item which in the absence of a
detailed specification allows for internal finishes, fittings (other than loose furniture),
sanitary appliances and mechanical and electrical installations, Costs are based on
historical data from similar projects

SAPROJECTS\98B\IE\Feasibility Estimate Rev. B -+~ Page 6
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EXISTING BUILDING REFURBISHMENT WORKS

SR WATEB"BOY - ALTHAM PUMPING STATION |

FEASIBILITY ESTIMATE REV. B

5.0 Summary
’ Gross Internal Area (m?) Gross Internal Area {ft2)
Building 1 '
Ground Floor Area 201 m? 2,164 f2
Mezzanine Floor Area 115 m? 1,238 fi2
Building 2
Ground Floor Area 131 m2 1,411 fi2
1st Floor Area 25 m? 270
Building 3
Ground Floor Area 72 m? 775 fi?

Total Areas

858 fi=

Internal Fit Out

Elemental Analysis Total
Subsiructure 56,855
Frame 0
Upper Floors 22,625
Roof 84,525
Stairs 25,000
External Walls 109,800
Windows and External Doors 63,500
Internal Walls and Pariitions 3,250

136,000

Building Cost Sub

Preliminaries @ 15%

Design Contingency;’ Risk @ 15%

Main Contractors Profit & Overheads @ 7.5%

Cost/m?:

Cost/fe. .. —

SiPROJECTSVOBEEF2asi

Estimate Rev. 8
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WATERBOY - ALTHAM PUMPING STATION

FEASIBILITY ESTIMATE REV. B
EXISTING BUILDING REFURBISHMENT WORKS

—h

Re

Description

Quant

Unit | Rateg | Tolalf

:BUILDING WORKS

;‘Substmcture

—y

BUILDING 1

Break out existing 360mm dsep reinforced slab to Building 1

Replace slab to Buliding 1 with 100mm deep reinforced concrsie slab on
150mm type 1 material sub-grade. Allow for A393 mesh in slab. New slab to
be used for bottling of water therefore subiect to 15kiN/M2 of imposed loading |

Replace slab to south-west of room with 280mm deep reinforced concrete
;slab. Allow for 30kg/m2 reinforcement in slab. New slab to support vertical:
stainless steel storage vessel to 100kn/m?2 of imposed loading [

Install internal channel drainage and below ground drainage pipes required for
wash down / spillages to Building 1

Install new foul drainage stack. Drainage run to fall under gravity to existing
combined sewer in the main road to Building 1

:BUILDING 2

Break out existing 360mm deep reinforced slab to Buiiding 2

Replace slab to Building 2 with 100mm deep reinforced concrete sfab on:
1150mm type 1 material sub-grade. Allow for A393 mesh in siab. New slab to]

ibe used for bottling of water therefore subject to 15kN/M2 of imposed:
loadinas to Buildina 2

Install new foul drainage stacks to pick up 3-5 toilets in the accommodation:
iblock In Building 2 Foul drainage to run to the proposed drainage from:
:Building 1 and on to the combined sewer in the adiacent road :

BUILDING 3

tExisting flag stones to be removed

‘Replace flags to Building 3 with 100mm deep reinforced concrete slab con
150mm type 1 material sub-grade. Allow for A393 mesh in slab. New slab 1o
be used for bottling of water thereforé subject to 18kN/M2 of imposed
sloadinas to Buildina 3

200

180 ;

20

13

131

72

72

m? : 50.00 10,600

me | 7500 18,500

m2 i 100.00 2,000

ftem | 5,000.00 5,000

tem : 2,500.00 2,500

m2 | 5000 6,550

m2 i 7500 9,825

tem | 1,00000 1,000

m2 15.00 1,080

mz ¢ 7500 5,400

.+ Substructure subtotal;

None

ltem 0

2B jUpper Floors "

BUILDING 1

Install new mezzanine uppar floar structure at 60% of the ground floor area,
consisting of 4nr ciear spanning steel beams and perimetsr shelf angles
supporting floor constructed of 60mm metal decking and 130mm thick
iconcrete to Building 1

H
H
H

{BUILDING 2

Form new iimber joist upper floor to the new office/admin 2 storey:
accommodation to the front of Building 2

i
H
¢
5
H
i
£

BUILDING 3

No works

25

mz ¢ 17500 20,125

m?2 | 100.00 2,500

Upper Floors sublotal; " ="

o g

[ wrspe oo

SAPROJECTSWBER EFzaslhiliy Estimate Rev. B
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WATERBOY - ALTHAM PUMPING STATION -

FEASIBILITY ESTIMATE REV. B
EXISTING BUILDING REFURBISHMENT WORKS

i

{ Ratef Total £

Ref :Description Quant { Unit
BUILDING 1

a 'Remove existing [ow pitch roof and replace with new 30 degrees slate roof on§ 200 m?2 i 175.00 35,000
timber battens, purling and timber trusses. Timber frusses at approximately:
3.5m centres to Building 1 :

H
H
3
i
H

BUILDING 2

b iRsmove existing low pitch roof and replace with new 30 degrees slate roof 0n§ 131 ; mz ¢ 17500 22,925
timber battens, purling and timber trusses. Timber trusses at approximately;
13.5m centres to Building 2 i

'BUILDING 3

H
H

{
i
H
i
H
3
1
H
H
i
H
H
H
3
H
H
H
H
H

c gF%ep!ac:e the roof to Building 3 with new 30 degrees slate roof on timber 72 mz ¢ 17500 12,600
battens, purlins and timber trusses.

d iReplace 2nr roof lights to Building 3 2 : Nr 2,000.00 4,000
GENERALLY ;

e |Rainwater goods to all elevations to be cleaned, repaired or re-instated where 1 ltam 10,000.00 10,000
appropriate %

Roof subtotal

,,__a_ir_s. PRI S S B U L I
BUILDING 1 :

a gDemolish existing entrance steps and replace new entrance steps tc be the; 1 i ltem i 20,000.00 20,000
inew helght of proposed mazzanine level; 18ar sleps in stone to match the§ { :
existing
H
1
:BUILDING 2

b {Provide steel stairs to the new officefadmin 2 storey accommodation to the;= 1 ltem ' 5,000.00 5,000

front of Building 2 :
]
H

BUILDING 3

¢ Noworks

Stafr’s subtotal

2E ;Externé!':\‘h_’é]'is'- :
'BUILDING 1

i
O
i1
j
H

a iRepair crack to the former front entrance of Building 1 1 ltem 2,000.00 2,000

b iForm new 2.5m wide x 2.75m tall opening between Building 1 and Building 2; 1 ftem : 1,500.00 1,500

providing new steel lintels to suppori the masonry walls over

Fers | 1,000.00 1,000

¢ !Brick up the existing opening between Building 1 and Building 2 1

d iBreak out existing rear wall and provide new ralier shutter door (4.5m high x 1 ftem  10,000.00 10,000

3m wide) to Building 1. New steel linte! is required to support the brickwork
ahove the proposed roller shutter door

5,000

e Brickwork to be re-built adiacent to the existing rear door : 1 lten 5,000.00

BUILDING 2 _

f iForm new office/admin 2 storey accommodation to ihe front of Building 2 wi 280 m? 3000 8,400
140mrn blockwork walls and timber joist upper ficor : :

£

| SIPROJECTSWIBB\ E\Feasiiliy Estimate Rev. B _ ©. . .Page8 - POOLE D_ICK ASSOCIATES - - - L




WATERBOY - ALTHAM PUMPING STATION

FEASIBILITY ESTIMATE REV. B

EXISTING BUILDING REFURBISHM ENT WORKS

Ref :Description Quant Unit ‘Rate £ Total £
g :Break out existing rear wall and provide new roller shutter door to Building 2. 1 [tem 10,000.00 10,000
© iNew steel lintel is required to support the brickwork above the proposed roller

shutter door
h :Form new 2 5m wide x 2.75m tall opening between Building 2 ard Building 3 1 ltem 2,000.00 2,000
providing new steel lintels to support the masenry walls over
i iRepair damage to existing brickwork adjacent to Building 2 1 ltem 5,000.00 5,000
i iBrickwork to be re-built on the comer of Building 2 1 ltem 5,000.00 5,000
i
BUILDING 3
k :Increase the height of the existing walls by approximately 300mm to increase; 1 i lem 10,000 .00 10,000
the clear height of the room to Building 3 E
GENERALLY : !
I {Brickwork to all elevations to be cleaned and re-pointed 1 llem : 30,000.00 ; 30,000

m ;Vegetation to be removed and brickwork to be replaced and made good 1 ltern 20,000.00 20,000

n Al external cracks in the brickwork to be repaired (included) - - § - -
2F Windows and External Doors | -
{BUILDING 1

a iReplace 2nr 9 panel windows on North Elevation of Building 1; windows to bei 1 [tem i 5,0600.00 § 5,000

wooden frame with double glazed toughened glass to help prevent heat loss | ;

b iNew entrance doorway and windows fo top of the steps to match existing to! 1 Itern 10,000.00 ; 10,000

the East Elgvation ;
c ; Doorway and window to be removed from under the steps to the East§ 1 . ltem * 2,500.00 ‘ 2,500
Elevation ! H : ]

d :Replace 7nr 9 panel windows on South Elevation of Building 1; windows to be! 1 x ltern 17,500.00 § 17,500

twooden frame with double glazed toughened glass to help prevent heat loss ;

e ilower existing roller shutter to approximately 225mm to suit infernal slab 1 ' ltem i 2,500.00 2,500

levels on the West Elevation : i !
[BUILDING 2 | |
i :Replace existing rear docr to Building 2 ; 1 | tem ; 4,000.00 4,000
g Make good around reller shutier door E | llem { 2,00000 ¢ 2,000
BUILDING 3
h No works i - - - -
GENERALLY !
i ;Replace all existing wooden framed deors and windows to the East Elevation i tem 20,000.00 20,000

Walls & Partitions .

. Windows & External Doors subtotal |

- SAPROJEGTSMIBAEFeasiiilly Eslimate Rev. B -

Page 10

BUILDING 1 :
a jProvide new full height partition wall to the open end of the structure to: 30 m? 75.00 2,250
enclose the mezzanine area to Building 1 3
b ;Remove existing lifting beams fowards the rear of the room to Building 1 ; 1 , ftem 1,000.00 - 1,000
" POOLE DIGK ASSOCIATES .




WATERBOY - ALTHAM PUMPING STATION

FEASIBILITY ESTIMATE REV. B

 EXISTING BUILDING REFURBISHMENT WORKS

Ref §Description

BUILBING 2
c Noworks
BUILDING 3

d INoworks

' Quant | Unit | Rateg ! Totalf

internal Walls & Partitions sublofal

2H ‘iInternal Fit Out -

“ALL BUILDINGS |

£

structurs to current regulations

a iInternal fit out costs including wall, floor and ceiling finishes, fittings, sanitary 544
appliances, mechanical and electrical installations, and upgrading the

m? 280.00 136,000

H
b
H
i
H
1

S:\F’ROIECTS\4985\1_E\Feasibi!fty Estin_'lafe Rev. B, L

“Fit Out subtotal|
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WATERBOY - ALTHAM PUMPING STATION

FEASIBILITY ESTIMATE REV. B

NEW BUILD WORKS
6.0 Summary
Gross Internal Area (m32) Gross Internal Area (ft?)
Ground floor area : 1,105 me 11,896 fiz
Mezzanine floor area 102 me ) 1,098 ft?
Total Afeas SR T 1207 me e 12,904 fi2
Elemental Analysis Total
Substruciure 184,700

Superstructure

500,600

Preliminaries @ 15% 102,705
Design Contingency/ Risk @ 5% 34,235
Main Contractors Profit & Overheads @ 7.5% 61,623

Costim? - 732
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Romala Design Ltd
CONSULTING CIVIL & STRUCTURAL ENGINEERS
27 Beaumnont Road, Chortion, Manchester, M21 8BG '

Email:  jffd@romaladesign.co.uk
Website: www.romaladesign.co.uk

Other offices in Barnoldswick, Lancashire & Bexhill-on-Sea

Date: 14 February 2012

Our Ref JFD/02/0302
Your Ref:

FAQ Mr Damiam Entwistle
Waterboy Lid '
Metcall Drive

Accrington

Lancashire

BB35 5WH

Dear Damian

Structural Assessment. Altham Pumping House, Altham

Please find enclosed a structural assessment for the above commercial property as discussed.

Please do not hesitate to contact myself if you have any queties

Yours sincerely

J:.-

Tason Day
MEng (Hons) CEng MICE
Director

Romala Design Ltd

Registration No. (06385400 -

.. Managin

o
=

Vat Registration No. 9197279 76 - - Incorporated in England
Director: Jason F. Day MEng (Hons) CEng MICE '

Tel:” 0161 8816196 & 01282 852561 & 01424 213923



Romala Design Ltd
CONSULTING CIVIL & STRUCTURAL ENGINEERS
27 Beaumnont Reoad, Chorltton, Manchester, M21 8BG Tel: 0161 8816196 & 01282 852561 & 01424 213923

Email:  jid@romaladesign co.uk
‘Website: www.romaladesign.couk ' Other offices in Barnoldswick, Lancashire & Bexhill-on-Sea

Date: 14 February 2012
Our Ref: JED/03/0302
Your Ref:

FAO Mr Damiam Entwistle
Waterboy Litd

Metcalf Drive

Accrington

Lancashire

BB35 5WH

STRUCTURAL CONVERSION ASSESSMENT
ALTHAM PUMPING STATION, ALTHAM

TERMS OF REFERENCE

Numerous structural inspections of the above property have been carried out over the past 12 months to examine
and report on the current state and safety of property in relation to conversion purposes.

The survey comprised a visual inspection of the elements and fabric of the build in question, but did not include
the following:

[owery

An under floor inspection.

A full roof space inspection

An internal inspection of any structural elements or superstructure, except where noted above.
A moisture or timber survey.

An inspection of PVC or timber window and door frames.

A cavity wall tie inspection.

An inspection of roof coverings, rainwater goods or flashings.

An inspection of electrical, mechanical or plumbing installations, including drainage.

e AN O

An inspection of decorations and finishes, except where damaged due to failure of structural elements.

._.
e

An inspection of areas covered, unexposed or inaccessible.

An inspection of any other outbuildings, external areas, including gardens, paving, walls and fencing,
except where stated.

.
pa—y

The recommendations given in this report relate to matters defined by the Terms of Reference and do not addiess
other possible defects, which may exist outside the scope of this report.




Altham Pumping Station, Altham

INTRODUCTION

The current owner of the above building wants to extend and convert the existing building to house both a bottling
works and office space.

We were instructed to assess the existing building to determine the affect the conversion works may have on using
the mentioned building and whether it would be economical to keep the existing buildings instead of removing
them and replacing them with a modern lightweight portal frame building.

The building in its current state is split into three buildings which are all linked together with shared party walls;
the actual plans can be obtained from the Architects, TriCAD Solutions Ltd.

OBSERVATIONS

Numerous trial holes have been dug to both determine the ground conditions around the existing building for the
purposes of any extensions to the building that would be required. These trial holes showed the existing strata to
be generally poor/soft sandy/silty clay to depths of at least 3m below outside ground levels.

Due to the above additional trial holes were dug to determine the existing foundations and strata below the
existing building. Before these were cartied out a structural inspection was undertaken on the buildings and it
was noted in numerous areas that extensive settlement had occurred on the property.

It was also evident that large areas of the existing building had been underpinned due to this movement.

Additional ctacks however could be seen which would therefore indicate that settlement is still on going within
the building.

The additional trial holes showed that the existing footings were vety shallow and again were bearing on poor
strata and therefore will be susceptible to further settlement over the years.

All the construction was solid external masorny walls with the main pumping ball having extensive widow
coverage.




Altham Pumping Station, Altham

CONCLUSIONS

In our opinion as the buildings have undeigone extensive settlement and it cannot be guaranteed that the
settlement have stabilised.

Due to the extensive rebuilding and remodelling that would be required to make the layout work for the new
business we would also be concerned as this could create firther settlement problems due to the redistribution of

the loadings on the buildings.

The trails holes have also confirmed that the buildings are founded on poor ground and would require upgrading.
This would be an extremely costly procedure and may not be possible due to the laige depths of poor ground

found to underlay the site.

It has been recommended that any new construction will need to be founded on either a reinforced concrete 1ing
beam or piled foundations., This will be confirmed once finther site investigation has been carried out.

We therefore suggest that it would be beneficial to our Client to demolish the existing buildings and rebuild a
modern lightweight structure on a specialised foundation system to alleviate the problem of extensive settlement
and poor ground conditions on site,

As mentioned the proposed plans for the possible conversion of the building could create further problems of
extensive settlement due to the redistribution of the loads on the building.
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Jason Day

MEng (Hons) CEng MICE
Director
Romala Design L.td




Altham Pumping Statlon,Altham

STANDARD TERMS AND CONDITIONS
This Appendix forms part of the Inspection Report and it is assumed the Client is fully conversant
with its contents.

(a) Definitions

Unless the context otherwise requires, the following terms have the meaning ascribed:-

“the Client” means the person(s) or body from whom the instructions to prepare the Report have been
received. Reference to the Client, who shall be identified on the fiont page of the Report,
shall in all cases be interpreted to mean this person(s) or body.

“the Company” means Romala Design Ltd whose tegistered office is at 27 Beaumont Rd, Chotlton,

’ Manchester, M21 8BG

“the Property” means all those freehold/leasehold premises which have been inspected by Romala Design

Ltd and reported upon.

“date of inspection” the date as of which the on site inspection was carried out.

(b) Purpose of Report
The Company has prepared this Report for use only by the Client to assist them in the consideration of the

proposal stated within the introduction to the Report in respect of the subject premises, and for no other purposes
whatever. It is confidential to the Client and, other than for information purposes, it is not for use by any other
party in any way. The Company can accept no responsibility if the Report is divulged to any other persons or
bodies, any of whom relies upon it entitely at their own risk.

The Company accepts responsibility to the Client alone that the Report will be prepared with the skill, care and
professionalism to be expected of a Chartered Building Surveyor, but accepts no responsibility whatsoever to any
other person other than the Client. No person or body other than the Client may rely on the Report and neither the
whole, nor any part of the Report, nor any reference thereto, is to be included in any published document, circular
or statement, nor published in any way without the approval of the Company as to the form and context in which

it may appear.

(c) The Inspection
In accordance with the Company’s standard practice and the requirements of its insurers, set out below is the

extent of the inspection and its limitations.

The degree to which parts of the propetty can be opened up to reveal concealed areas, is limited to those places
where it can successfu]iy be achieved without causing damage, requiring specialist equipment or is a risk to the
health and safety of the surveyor Lifting fitted floor coverings, moving heavy furniture or delicate artefacts will
not be carried out. Should it be felt that investigative or explotatory works are necessary or advisable, the Client
will be infotmed, and if confirmed to be actioned, then arrangements can be made to access such areas.

In the normal course of an inspection, excavations (to reveal foundations etc.) or detailed analysis/research into
engineering design would not be carried out. However should there be any visual evidence of possible
shortcomings in these areas the Repoit will bring them to the Clients attention.

Notwithstanding the foregoing the inspection will make every effort to inspect as much of the property as
practically possible and report on same. In so far as hidden, built-in, covered up or otherwise inaccessible parts
are concerned these would not be able to be inspected and so no confirmation could be given as to them being fiee

of defects.
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Executive Summary

11

1.2

13
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1.5

This Supporting Statement considers the potential for re-use,
refurbishment or redeveloprnent of the former Water Pumping Station

at Altham, Accringion.

The report considers the viability of all potential options and attempts
to give full consideration to the future of the site, based on my
knowledge of the area and also my knowledge of the market for
employment land and premises within the Ribble Valley and
immediately adjoining areas falling within the Borough of Hyndburn

and Burnley.

My report shows that it would not be possible to refurbish the
premises for employment purposes without incurring a substantial
financial loss.  Refurbishment, indeed, would exacerbate the
functional and physical obsolescence of the premises and would give
no guarantee of long term use. The particulars of this are described

in detail in the report.

The Supporting Statement goes on to show that redevelopment of
the premises with a new building, albeit sympathetically designed, is

the only option.

| believe that the proposed development would be beneficial to the
locality and the area and preserves an employment opportunity and
enables a severely constrained site to be development where

otherwise it would not be viable to do so.
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2.3

24

25

26

2.7

Instructions & Qualifications

| have been instructed by Waterboy Lid to provide a Supporting Statement
avidence, in relation to viability issues with regard to premises at Burnley

Road, Altham, Ribble Valley, Lancashire.

| am Paul Michael Nolan. | am a Fellow of the Royal Institution of Chartered
Surveyors with an Honours Degree in Land Management from Leicester

Polytechnic obtained in June 1983

{ qualified and became a Member of the RICS whilst working for Mann &

Company Commercial Surveyors in Surrey and returned to the North West

soon after.

| was employed by Matthews & Goodman for a period of ten years as
Associate Partner and left in December 1997. | had specific responsibility

for industrial agency generally in the north of Manchester and Lancashire.

In January 1998 | formed Paul Nolan & Company in Bury and traded as a
sole practitioner for a period of six years and, subsequently, formed a new

practice — Nolan Redshaw Ltd eight years ago.

In the past twenty-six years, | have specialised in industrial agency matlers
throughout the North West of England, but with particular reference to the
North Manchester towns of Bury, Bolton and Rochdale and large sections of
North East Lancashire. My office is based adjacent to the M6G Motorway at
Junction 2 We are the only firm of Chartered Surveyors in this area of
Greater Manchesier who specialise in industrial and commercial property

work and we regularly advise industry, commerce and a number of Local

Authorities in the area.

My Practice deals with Moorfield Industrial Estate, which is nearby and
cornprises the largest industrial estate in single ownership in the adjacent

Borough of Hyndburn. We have had this instruction for more than ten years.




We are also insiructed on iwo very large office units on Shuttleworth Mead

Business Park, which is just inside the Burnley Borough Councit boundary in

Padiham.

We have also just completed an eight year instruction to assemble the site

for a Tesco store in Padiham town centre on behalf of a developer client
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Subject Premises

Situation

The subject premises are situated off an un-made track, off Burnley Road
(AB78) in Altham. The site is adjacent to Calder Works and is to the north of
the River Calder. The AB78 Burnley Road provides access to junction 8 of
the M65 motorway, via the AB068. The site is approximately 0.2 kilometres

from the motorway. See Location Plan at Appendix 1.

Description
The building is a former water pumping station, constructed, | believe, in

1908. The building served as a pumping station, pumping water from

adjacent bore holes, via two steam driven beam engines for public use.

Two original bore holes were supplemented with a further bore hole in 1932
and an electric pump was installed for this third bore hole  Some time after
this, the decision was reached to put a National Grid main supply pylon
cable over the premises, which necessitated removal of the upper floor, so
that the building is now substantially different to that which was originally

constructed.

The property was extended around that time and has largely remained
unaltered since then, but is very similar to the original layout, except for a

basic lean-to style extension built in the 1980s.

All water exiraction ceased in 2004 and the current site plan is shown as

Appendix 2.

The premises, therefore, 'currently comprise a mostly ground floor area,
comprising four rooms with varying depths. The old Pump House is the
deepest at 26 metres. Connectivity belween the bays is limited.  The

pumping gear and engines have all been removed.

The report produced by the historic environment consultancy shows the
layout and history of the premises and show how they have fallen into

disrepair. They were scid by United Utilities approximately 2 years ago.




3.3

The premises were purchased by Waterboy Lid, with the intention of
refurbishing the boré holes and building to use the site for water extraction
and botlling. The aim has always been to secure "natural mineral water”
status, which requires water fo bé hotiled at source, to adhere to the
conditions set out in the National Mineral Water, Spring Water and Bottled

Drinking Water (England) Regulations 2007.

State of Repair

The premises are in poor condition and an inspection has been carried out.

A list of repair works was produced by Messrs Fairhurst and is attached as

Appendix 4
The main issues highlighted by the report are as follows:
3.3.1 The premises are in overall poor condition.

3.32 Many roofing elements have been removed or damaged by

vandalism and theft and need urgent attention.

3.3.3 A number of areas are structurally unsafe and considered potentially

dangerous

3.34 The premises need to be re-serviced, in terms of electrical and water

distribution.
335 All door and window frames need to be replaced.

3.36 Floors need to be removed and replaced, in order to take the weight

of the machinery.

Furthermoere, if there is no intention 10 re-use the bore holes, they must be
praperly decommissioned  Envireau Water (hydrologists) have provided a
quote confirming an approximate cost of £145,000 + VAT to decommission

the bore holes (see Appendix 1 of Fairhursis Assessment of Re-use and

Conversicn of the Existing Building)




Summary
The premises are very much in a shell state, with works required fo the

external elevations: the fioors: the windows and also to the roof, to enable
them to be re-used. The whole complex has deteriorated since it became
redundant in 2004, due to vandalism and the ongoing theft of original

building materials.
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Market Overview

Altham is a popular industrial location in Ribble Valley and Hyndburn, as it
straddies both Authorities. There are adjacent Business Parks at
Simonstone, which is the former Mullards/Philips complex; the more modern
accommodation on Altham Business Park and also Shuttleworth Mead

Business Park, which is just at the junction of the AB78 and A6068, but is

actually within Burnley BC area

There are also more secondary industrial estates in the area, such as
Moorfield Industrial Estate, where we have acted as Agents for over 10

years. There is, therefore, a significant supply of industrial accommodation

in the area.

The whole industrial property market has been significantly affected by

economiic recession.

The level of demand for premises has diminished substantially in the past

three and a half years. This, and the lack of bank finance, has had the effect

of reducing capital and rental values.

Industrial develapment, on a speculative basis, is not viable and has almost
disappeared from the market. My Practice has dealt with the only fully
speculative industrial scheme in the North West, i.e. Axis Point at Heywood,
since the “credit crunch” and a second speculative scheme at Crown

Business Park in Rochdale, which has been grant assisted.

| am aware of current values and development costs.




&1

52

Refurbishment & Redevalopment

Refurbishment
Full consideration has been given to the potential for refurbishment of the

existing building. Messrs Fairhurst carried out a structural survey on 30

January 2012, the results of which are attached at Appendix 4.

This information was, thereafter, costed by Poole Dick Associates,

Chartered Quantity Surveyors. See Appendix 5.

The refurbishment of the existing vacant premises would include the

following:

Repair damaged brickwork. Re-clean and re-point throughout.

Repair, reinstate and clean main water goods.

Replace all window frames and timber framed doors

Replace existing concrete floor with floor suitable for botiling plant

Install a new gravity fed foul drainage system.

Provide new roller shutter door to rear elevation.

Create new offices/administration within the two storey accommeodation
block to the front.

Create new toilet accommodation.

L

co

Replace the roof with 30° slate roof on timber battens.
The existing site layout, plans and elevations are shown on Appendix 6.

Cost
The total cost of construction works, estimated for the potential

refurbishment required, as provided by Poole Dick Associates, is £701,100
{Seven Hundred and One Thousand Pounds One Hundred Pbunds), ie.
£120 per sq ft (at this level of expenditure and with capital valuss being
substantially less than this figure, L.e. in the region of £25 - £45 per sq fi, itis
relatively obvious that refurbishment would not be viable). Nevertheless, we

have carrded out a full Development Appraisal, which is aftached as




53

54

Appendix 7, and it shows a loss of £1,027,115 (One Million Twenty Seven
Thousand One Hundred and Fifteen Pounds)

The loss is a conservative estimate, as the cost provided by Pocle Dick
Associates exclude the works fo decommission the bore holes if they are not
to be used, and works to the sub-structure. The Siructural Survey (Ref
JFD/02/0302) dated February 2012, raises concerns regarding the stability
of ground conditions at the site. Without further information, it is not possible
to determine accurately the additional costs required from the sub-
structure/ground works, but Fairhursts’ report indicates these items could
add a further 10-20% to the iotal cost of the building works (i.e. £841,320,
which equates to £1,547 per m? (£144 per sq ft). In addition, the conversion
work attracts a higher rate of design contingency at 15%, given the

increased likelthood of incurring additional risks/higher costs.
It is worthy of note that, even fully refurbished, the premises will be deficient
in eaves height and a site layout requires redesigning to improve access and

useability. See Appendix 2, 3and 6.

Redevelopment

| have also considered a different scenarioc which would involve
redevelopment of the site fo produce a new unit of 12,994 sq ft. The
proposed plans are attached as Appendix 8. This provides a solution to the
requirements of Waterboy Ltd. The building is, however, designed within
normal industrialiwarehousing parameters to maintain value in the future of

property, i.e buildings which are bespoke have limited values

Light/General Industrial Development
| have carried out a development appraisal, which is attached as Appendix

9, together with a full iist of assumptions, but excludes bore hole

decommissioning.

The scheme shows a smaller loss, but secures a new building almost twice
the size of the refurbished building, allowing for the new sub-structure and
does not require the higher rate of design contingency (reduced from 15% to

5%), given the reduced risks of incurring higher costs and shows a loss of
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£839,157 (Eight Hundred and Thiriy Nine Thousand One Hundred and Fifty
Saven Pounds), with a build cost of £68 persgft.

Light/general industrial development per se is not viable and redevelopment

is only justified should additional value be secured.

Producing and bottling certified natural mineral water from the existing bore

holes on site provides a unigue opportunity to achieve this.

The licence to extract water from these bore holes has a considerable value

that is impossible to value on a traditional property valuation basis.

| have also considered other potential uses for the site, shouid the current

proposal not proceed.

Office Development
There is a considerable siock of offices in this area of North East

Lancashire, however, offices are generally developed at motorway

intersections and town centres. The immediate environment and lack of
facilities would deter most office occupiers, in my opinion, and therefore | am
of the opinion that redevelopment for office purposes in this locality would
not be viable. The building is underneath the overhanging cables from the
pylon and this could be “frowned upon” by office occupiers. Refurbishment

for office use, in such an unusual and dilapidated building, is also non-viable

on cost grounds.

Open Storage
! have considered a much more basic approach to the site useage, 1e

demolition and use of the site for open storage.

Open storage of heavy plant would be difficult with the overhanging cable
and there are significant similar areas still available on Moorfield Industrial

Estate nearpy at relatively low values of £10 - £15,000 per acre per annum.
earing in mind site constraints and nearby existing supply of storage land, |

would suggest that demclishing the premises for opsn storage purposes

wouidl not be viable

10




Summary
Refurbishment of the existing premises is not currently viable and, indeed, is

never likely to be viable.

Redevelopment for light/general industrial uses also shows a loss, which is
exacerbated by current market conditions and the development appraisal
assumption that the property is sold on completion. Other potential

employment usés are also not feasible, due to the site’s location and

constraints.

The proposal for development for accredited natural mineral water extraction

and bottling will generate the vital unique value to justify the proposed new

development.

11



g, Conclusion

61 The existing premises are functionally obsolete and semi-derelict

8.2 Refurbishment to suit Waterboy's requirements is not viable  The majority of
the accommodation is of an age and design which doss not lend iiself to

refurbishment to modern standards for modern day water exiraction and

bottling.

63 This property was purchased for the water resources that are beneath it. I
was not purchased for the intrinsic value of the property and, through a
seties of investigations, has proved that the property is beyond economic

repair

84 The general conclusion is that the site is not suitable for refurbishment, for a
number of reasons and, therefore, redevelopment for accredited natural

mineral water exiraction and bottiing, which will generate additional unique

value in the site, is the only opiion

Dated this LG day of March 2012

Signed.... @*ﬁ”ﬁd}ﬁﬁ-“

PAUL NOLAN BSc (Hons) FRICS
For and on behalf of Molan Redshaw Lid
Nolan Redshaw Lid
Haweswaler House
Waterfold Business Park
Bury
i Manchesier
BLo 7BR
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The Bistoric Euvivonment Consultangy

Heritage Statement
Altham Pumping Station
For Waterboy Ltd

Na{iona! Grid Reference:
SD77413318

Dr Peter Wardle
20/July/2011
Document Reference Number 2011/1034

1
Historic Environment Censultancy 38 Elvendon Rd Gorirg on Thamss Oxen RES 0DY, TH14H1 875584 F01491 875230 Exdrpetenwardle@yahoo co il
yiv historicsnvironmant co.uk




1. Sumimary

This repert describes the Pumping Station at Altham, Accrington which was constructed in
1907-8, being formally opened on the 2™ September 1608 Orniginally housing two steam-
criven beam engines it consists of the Purnping Hall, Boiler Room and Coal Siore. The
style of building is characteristic of late 19" - early 20" century industrial architecture with
construction in Accrington Nori bricks with stone dréssing to the windows and doors.

The importance of the Altham Works can be judged against the English Heritage Listing
Selection Guide which siates that:

Stations builf after 1860 must be selectively listed, choices being based on the
survival of plant and on architectural interest, tempered by the degree of alteration

The following elements of the complex have been lost:

The upper storey and roof stiucture to the pumping hall
The lantern fo the middle hall

The furnace chimneys

Upper storey asched windows

Structures to the rear

All eriginal pumping equipment

Tiled floor surfaces

NO O s W

In addition there have been the following key alterations;
1. Extension fo the North-East of the Building
2. lLarge roller doors to pumping hall
3. Internal sub-division
4 Addition of doors 1o coal store

Thus it cannot be seen that this building meets the criteria for listing. lis late date of
construction would mean for example that it would be the most recent waterworks to be
listed " is to be contrasted with the The Bratch Waterworks, Wombourne, Staffordshire
constructed in 1895 which survives intact compilete with Victorian pumping equipment

The fact that there are major structural issues means that there is little aliemative to
demolition

5
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2. The Basis of The Report.
This is a document describing and discussing all aspects of the histaric environment
{(Conservation areas, Listed Buildings, Ancient Monuments and archaeological sifes) in

relation to the development proposal at the above location.

This follows the principles set out in:
Clark,K ,2003, Informed Conservation, English Heritage, London.
Planning Policy Statement S -~ Planning For the Historic Environmenit

English Heritage
PPSS Planning for the Historic Environment: Historic Environment Planning Practice

Guide
The basic premise of this is that-

all conservation decisions showed be based upon research and information.
Conservation is about managing charge not fossilisation of buildings, lahd or landscapes

This report should be read in conjunction with the planning and listed building consent
applications,
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8. Historic Background.
For some years in the late 18980s and early 1900s public consumption of water had been
restricted The whole water supply up to this period was obtained from reservoir catchment
from outlying hills & source whose capacity could not be increased. In 1904 and 1905
established local reseivoirs at one point had only 2 weeks supply of water caused growing
population and exceptional droughts of the lale 1890s.

In 1903, subterranean aquifers were discovered by engineers working at the Calder Mine
not far from Altham in Simonsione. '

In April 1904, Mr Bryan, Accrington District Gas & Water Board's engineer visited the mine
and discovered that its capacity at the time was 60,000 gallons per hour.

Following a subsequent investigation by William Boyd Dawkins, FRS, KBE of the
Geological and Minirig Society, the water was deemed to be of “excellent potable quality”.

Accrington District Gas & Water Board then obtained powers for the creation of a pumping
station at Altham. In 1907, 2 boreholes were sunk and the pumping station construction
began. The station was formally open September 2nd 1808 to pump "top up” water

supplies to {ocal reservoirs,

When the national grid was being established in Accrington & District in the 1930’s, 40’s
and 50’s, the main pumping house building was reduced in height by approximately

50%/roof and the middle building lost its skylight apex.

Altham Pumping Station ~ Site Cecupalion

1903 Water source discovered

1907 2 Boreholes sunk into the Middle Scout artesian aquifer 1707t below
ground level

1908 Pumping station opened
1932 3rd borehole sunk into old Lawrence sandstone, 300 ft below ground lavel

and electric pumps installed for this borehole.

Top storey of building 1 and 2 roofs removed fo accommodate overhead

line storey/roof and the grid pylon
19586 Agreement reached with Manghester Corporation to branch off the
Haweswater Aqueduct in consideration for permission to run pipeline

through the district of Accrington.

The agreement rendered use of pumping station for public water supply
redundant

North West Water board commence supply of water to Mullards in
Simonstone for cooling processes in TV CRT manufacture

The pumping station was refurbished. The beam engine and Lancashire
boilers were removed and replaced by 4 eleclric submersible pumps
Borehole 4 was sunk fo increase vield to ths adjacent Mullards
manufacturing facility,

2004 Philips(Mullards} factory at Simensione closes

2004 Water exiraction at Altham ceases

%
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2004 - ! Site used by United Utilities as a storage facility
2009
2009 Site sold to Damian Entwistle

G i 2

Figure 4 Reconstruction of the pumping house with the dsmolished sections added

The above image was supplied by Waterboy Lid
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7. The Exierior of The Building

Plate 1 The Front (East Elevation)

To the left, the former engine / pump house, centrally, the boiler house and to the right, the
coal store. The yard in the foreground is of brick cobbles.

The general styling of the buil d;n% refiects the grandeur bestowed on municipal and utility
buildings seen throughout the 19" and early 20™ centuries, up to the First World War, The
ornamentation present is scmewhat plainer than some other examples, for instance, The
Bratch pumping station near Womborne, South Staffordshire (photographs appendedy).
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Plate 2 Stone Steps
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February 2011

089/0008 Walerboy Altham

§380¢ - WATERBOY, ALTHAM — STRUCTURAL SURVEY SUMMARY

A visual survey, with no infrusive investigations, was undertaken on 30th January 2012 of
the existing sfructures and boundaries to determine the extent of works required to enable it
to be altered 1o suit the requirements of its proposed fufure use The works include the
replacement and repairs of existing structuraj elemenis as wall as the infroduction of a new

intarnal structure.

10
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EXTERNAL WORKS

GEMNERAL

The existing perimeter wall running along the south boundary is to be increased in height
to & minimum of 2 3m above the adjacent ground fevel with masonry pillars up to 4m in
filled with vertical railings {1 7m in length) along full length to accommodate the
construction of the new service/access road. The wall is structurally unstable and leans
into the adjacent site and will have to be re-built to retain the new road. Masonry piers at

&m centres.

New access road required to south side of building with new service yard to rear of
existing building

Brickwaork to all elevations to be cleaned and re-pointed

Rainwater goods to all slevations to be cleaned, repaired or re-nstated where
appropriate.

Vegetation grawing in holes in walls - vegetation to be removed and brickwork to be
replaced and made good

Damage to existing brickwork adjacent to rear door of Building 2 o he re-paired.
All external cracks in brickwork o be repaired.

NORTH ELEVATION

2No 9 pane! windows to be replaced on North Elevation of Building 1 Windows to be
wooden frame with double glazed toughened glass to help prevent heat loss from

building.
EAST ELEVATION

Existing entrance steps to be demolished and replaced with new wing walls constructed
using 140mm block internal leaf and brick external leaf to maich existing huilding New
entrance steps to be extended to new height of proposed mezzanine level 18No steps

in stone o match existing.

- All existing wooden framed doors and windows to be replaced

. New entrance doorway and windows to top of steps to match existing.

Doorway and window to be removed from under steps as no longer to be used
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SOUTH ELEVATION

13 7No. 9 panel windows to be réplaced. Windows to be wooden frame with double glazed
toughened glass to help prevent heat loss from building '

14.Access road to be provided

WEST ELEVATION

15, {Existing) roller shutter door to be lowered (approx 225mmy) to suit internal slab levels
18 Make good around roller shutter door.
17. Brickwork to be re-built adjacent to existing rear door.

18 Brickwork to be re-built on corher of building 2.

INTERNAL WORKS

BUILDING 1

19. Existing 360mm deep reinforced concrete slab to be broken out and replaced with
100mm deep reinforced concrete slab on 150mm type 1 material sub-grade. Allow for
A393 mesh in slab. New slab o be used for botlling of water therefore subject o

18kN/m2 of imposed loading.

20 Internal channel drainage and below ground drainage pipes required for wash
down/spillages.

21. New foul drainage stack to be introduced — drainage run to fall under gravity to existing
combined sewer in main road

22. Introduce a new mezzanine floor structure, @ 60% of ground floor area, consisting of
4No. clear spanning steel beams and perimeter shelf angles supporting floor constructed

of 60mm metal decking and 130mm thick concrete.

23 Provide new partition wall to the open end of structure o enclose mezzanine area.
Partition to be full height

24 Ramove existing lifiing beams fowards rear of room
25 Crack adjacent fo former front entrance o be repaired

28 Break out existing rear wall and provide new roller shutter door (4 .5m high x 3m wide)
New stesl lintel required to support brickwork above proposed roller shutter door.

27. Existing low pitch roof io be removed and replaced with new 30° slate roof on timber
battens, purlins and timbér trusses. Timbar frussas af approximate 3 5m cenires.

28. Form new 2.5m wide x 2.756m tall opening betwesn Building 1 and Building 2 — provide
new sieel intel to support masonyy walls ovar,




S3069/0008 Walarboy Altham
1 February 2011

29

30

31

32.

33

34.

35.

36

37

38.
39.
40.

41

BUILDING 2

Form new officefadmin 2 storey accommodation to froni of building with 140mm
blockwork walls, stee! stair and timber joist floor

New foul drainage stacks to be inroduced to pick up 3-5 tollets in accommaodation block
Foul drainage to run to proposed drainage from Building 1 and on to the combined sewer

in adiacent read.

Roof to be replaced with new 30° slate roof on timber battens, purlins and timber trusses.
New roof to have roof lantern reintroduced running full length of Building 2

Existing rear door to replaced.

Break out existing rear wall and provide new roller shutier door New steel lintel required
to support brickwork above propoesed roller shutter door.

Existing opening between Building 1 and Building 2 to be bricked up

Existing slab to be broken out and replaced with 100mm thick RC slab with A393 mesh
on 150mm type 1 material sub-grade New slab fo be used for storage of bottled water

therefore subject to 15kN/m2 of imposed loading.

BUILDING 3

Form new 2 5m wide x 2.75m tall opening between Building 2 and Building 3 - provide
new steel beams to support masonry walls over.

Existing walls to be increased in height by approximate 300mm to increase clear height
in room

Roof to be replaced with new 30° slate roof on imber battens, purlins and timber frusses.

2No. new roof lights to be replaced.

Existing flagstones to be removed and replaced with 100mm thick RC slab with A393
mesh on 150mm type 1 material sub-grade New slab to be used for botltling of water
therefore subject to 15kN/m2 of imposed loading.

BUILDING 4

Building 4 to remain as existing
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Executive Summary

Fxisting Building Refutbishiment

Cost of Building Works

Excludas any works to the existing substiuctures

Cost per m?

Gost pet f?
Gross Floor Area
Preliminaries

Contingency

New Buijid
Cost of Bullding Woiks

Including new subsiruciute woiks

Cost per m?
Cost per fi2
Gross Floor Area
Prefiminaries

Contingency

2701,100.00

£1,288 00
£120.00
544m?
15%

15%

£883,300.00

£732.00
£68.00
1,207 m¢
15%

5%




1. Ouiline Of The Scheme

This reporl has bessn commissioned by Damian Entwistle for and on behali of
Waterboy, the current owners of a disused pumping station af Altham in Landashire

We have been instructed to prepare feasibility estimates for 2 options;

Optlon 12 - Refurbishment and renovation of the existing building 1o suit
ihe
Client's business operations.

The demolition of the existing building and the construction of a

QOption 2: -
new facility to sult the Clients business operations.

2. Basis of the Estimate

The estimate is hased on the following information:-
TR1 CAD Solution Limited Drawings
TRI-0815-01 Proposed New Building
TRI-0815-02 Existing Site Layout
TRE0815-03 Existing Plans and Elevations
Fairhursts Structural Survey Summary dated 1% February 2012
The Historie Environment Consultancy’s report dated 20" July 2011

Notes and photographs taken during a site visit on Wednesday 28" January 2012

Note: - Maasurements should not be relisd upon for purposes other than generating a

feasiniliiy esiimaie of cosiplan
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3 Exclusions
= Land remediation and abnormal ground works
o Works to reinfoice the substructure of the existing building
= Works in association with existing bore holes
s Site acquisition and associaled cosls
s Local authority fees and charges
¢ Firnance chargss
o Professional fees

s Valus Added Tax

4  Assumptions

The costs for the refurbishment option include a fit out item which in the absence of a
detailed specification allows for internal finishes, ffitings {cther than loose furniturej,
sanitary appliances and mechanical and electrical installations. Costs are based on

historical data from similar projects
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FEASIBILITY ESTIMATE REV. B
EXISTING BUH DING REFURBISHMENT WORK

RAEL

45

|

B Bummeary .
Gross Internal Area (m®) Gross Internal Area {f2)
Bullding 1 .
Ground Floor Area 200 m? 2,184 12
Mezzaning Floor Areg 115 m2 1,238 fi#
Building 2
1Ground Floor Area 181 me 1,411 fig
1st Floor Area 25 m2 270 2
Buiding 3
Ground Floor Area 72 m? 775 2

Elemental Anslvsis Toial
Substructure o 56,855
Frame 0
Upper Floors 22,625
Root 34,525
Stairs 25,000
External Walls 109,908
Windows and External Doors 63,500
Intemal Walls and Partitions 3,250

136,000

Internal Fit Qut

Preliminariss @ 15% 75,248
Design Contingency/ Risk @ 15% 75,248
48,911

ftain Contractors Profit & Overheads @ 7 5%

s 15289

Bost/me
T2

Cost /B2

"
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Ref éﬂﬂesc;iptiorz , Guant ‘ Unit Raiz £ Tolal £
{BUILDING WORKS
bstruette o
'BLILDING 1 ‘ ] T ;
i
a fBreaR &ut existing 350mm deep reinforcad slab to Building 1 i 200 P i 5000 16,800
al Replace slab io Building 1 with 100mm deep reinfoiced conciste slab on" 180 m? 1 7500 13 500
H50mm type 1 materal sub-grade Allow for A383 mash in slab. New slab 1o}
he used for boiting of water therefors subiact to 15kKN/M2 of imposed Iaaqu !
l . £ H
¢ gReplace slab to squth-west of room with 280mm deep reinforced concre1e 20 5 mZ 10008 2,000
islab. Allow for 80kg/m2 reinforcement in slab New slab to support vertical! ;
sfam ess steel storage vesse) o 100kn/m2 of imposed loading ; ‘
d Jnsta;l internal channsl drainage and below ground drainage pipss required for f ftem ‘ 500000 | 5000
,was}; down / spillagas to Building 1 ; { H 1
& 5nstall new foul dramag= stack Drainage run to fail under gravity to emszmg 1 E ltem 2,500.00 2500
combﬁned sewer in the main road to Building 1 ; i ! =
f : ! ;
=BU§!_ BING 2 : :
f :Break out existing 360mim dsep reinforeed slab to Building 2 ! 131 Pome i 5000 8,550
g iReplace slab to Building 2 with 100mm daep renforced concrete slab on" 131 me ;7500 | 9825
=1oDmm type 1 material sub-grade Allow for A393 mesh In slab New slab to: : :
ibe used for botting of water thersfore subject to 15kN/M2 of 1mposed‘ | i
loaqus to Building 2
h Instaﬂ new fout drainage stacks to piek up 3-5 tollets in the accommodation’ 1 itern ' 1,006 66 1,000
b?oc-( in Bullding 2 Foul drainage o run o the proposed drainags from: i ‘
:Bmldin_q 1 and on to the combined sewer in the adjacent road ’ ’ :
BUNLDING 3 § | ;
i |Existing flag stones to be removad S ome L5000 1,080
i “Heplace flags 1o Buliging 3 with 100mm deep reinforcer concrete slab on! 72 , m? 7800 5,400
Ha0mm type 1 materiaf sub-grade Allow for A293 mesh in slab New slab to! a
xbe used for botling of water therefore subject to 15KN/MZ2 of imposed; ; i
Jloadings to Buildina 8 i i ’

28 ;Ug'gef"?ibor's

:-’BHELDIKG 1

:-ns’rafi rew mezzaning upper floor structure at B0% of the ground floor arma 115

lconsisting of 4nr clear spanning sieel beams and parimeter shelf argles
upperiing floor construcled of Somm metal dacking and 130mm thick!
ancrate to Bulicing 1

UILRRIG 2

Form new {imber }os‘ upper ffoor fo the new ofiicsfacmin 2 storsy: 25

‘accommodaiion o the front of Bullding 2
;

TBUL DG 3

C NDworks

m2

m?

175.00

10000

H

20,125




Hef Desenpimn Guant unit ) Ratg£ Total £

2C {Ropf . o o { L
:BSSLDWG 1 i

a =Remcve axisiing low piteh raof and replace with naw 30 degrees slale root 01 2060 m? ;. 17500 35000
timbar batfens, pusling and timber trusses. Timber trusses at appreximatsly] ; :
3 5 centres to Building 1 : i
HUILDING 2

b ‘Remove existing low piich roof and replace with new 30 degrees slate root on§ 131 m? r 175 00 22,925
timiber batlens, purling and Umber trusses Timber tusses at approximalsly; ! i i
i3.5m captres to Bullding 2 ; i
{BUILDING 3 .

¢ :Fleplace the roof to Bulding 3 with naw 30 degress siate roof on nmber:E 72 iom? * 175.00 12,600
‘battens purlins and timber frusses i i :

d :Repiace 2nr root fighis to Building 3 Pz Nr 1200000 § 0 4,000
[ | H ; i
; f ! :
JGENERALLY ! | |

i ’ ¥

’ : ; :

e ;Rairwater goods to all elevations to be cleaned, repaired ot re-instated wher i { ftem | 1000000 ; 10,600
appmpr:ate { ; é H

L3
Fd

a ?Demoh‘sh existing entrance steps and replace new enfrance steps o be ﬁle? 1 . item ’ 20,600.00 20,000
inew height of proposed mezzanine level; 18nr steps in glone to malch the! : 5
éekistin_q ! H
BU}LD!NG 2 | §

s] Provrde steel stairs to the new officefadmin 2 storey accommodation io ‘iheu' 1 lern 5,000 GO 5,000
jront i Bullding 2 ;
H 3 H !
;’BU!LD%‘\]G 3 ; !

& 1No works - i : - '

3
H

A nal Wang i :
BUILDING 1 % :
a VFiepair crack to the former ront entrance of Building 1 ‘ 1 2 liem . 2,000 00 ‘ 2,000

b Corm new 2 5m wide x 2 73m tail opening between Building 1 and Building 2 1 [oJtem | 150000 ! 1,500
zpmvmmg new siael lintels to support the masonry walls over :

hem | 100000 | 1,000

—

c EBncE\ up the existing opening between Building 1 and Building 2
d [Break ol existing rsar wall and provide new rolier shufter door {4:5m high 1 ;o lmm o P 1000000 10,000
13m wide} to Building 1 New stee! lintal is requirsd to support the briciowork,
ove ine proposed roller ghutier door : : :

e EBrE;'r:wam to ba re-buili adiscent to the existing rear doar ! 1 ffam 5.000
fLDiNG 2
280 mE 8,450

accommoedaiion
o joist uppar finor

iForm new ofi
4Gmim bldoky

Page g




" Quent | Uit | Raep | Toklg

Ref ’:'Descr'ipﬁim i ;
& Break out exisiing rear wall and provide paw rlier shutter door to Building 2. : 1 ¢ jtem 1008000 10000
INew stesl Bntel fs required 1o suppor the brickwork above the proposed rollar! : i
;shutler oar 3 ;
h 'Fozn‘ new 2 Bm wide x 2 75m tali opaning betwesn Bullding 2 and Building 3 1 tiem 200000 i 2,000
pravad;rg naw stesl lintels 1o support the masonry walis over ; ’
: j % ; ;
i ,Hepasr damage 1o axisting brickwork adiacent to Building 2 ; 1 i Mem ¢ 500000 ¢ 5800
] ‘Brickwork tobe re-built on the corner of Building 2 ? i Hem 5,004 00 5000
{BUILDING 3 5 ;
!
K ;lm:rease the height of the existing walls by approximately 300mm to increase; 1 i Jem ;10,006 00 16,800
.iihe clear halght of the room 1o Building 3 : : i
nGEN RALLY ; ;
I EBrlckwork io ail efevations to be cleaned and re- pomted i b g kem | 30,000 GG 30,000
g T
i i ) [ :
m Negetation 1o be removed énd brickwork 1o be replaced and made good 3 ; ftem | 20,00000 | 20,000
n ;.AII external oracks In the brickwork lo be repaired (included) i - 5 - i -

2F " Windows and External Doors i { :
-‘aulwma 1 ; ;
] ; : i
a Replace 2 9 panal windows on North Elevation of Bullding 1; windows 10 ba! 1 : itam : 500000 ! 5,000
3woodnn frame with double glazed toughened glass lo halp prevent heat loss ; i : i
b "New entrance doorway and windows to top of the steps 1o malch existing :o5 1 } ltam 10,080 00 10000
=the East Elevation ' :
' f H
¢ Deorway and window o he remaved from under the steps to the Emst 1 i ftem 2,50000 | 2,500
!Elevauon | 5 !
d ‘Feplace 7or § panst windows on South Elevation of Building 1; windows 1o ba 1 Poollem | 17,500 00 17 500
‘wooden frame with double glazed teughened glass to help prevent heat loss : ! ‘
1 i pem | 250000 | 2,500

B 5Lower existing roilsr shutter to approximately 225mm 1o suil internal sial :
Hevals on the West Elavation

BU!LDENG 2

H ;Replace existing rear door to Building 2 1 i Hem 400000 4 000

1 Pohem | 200000 5,000

g EMake good around roller shuiter door ; { ; ;
h gNo Work's - - : -
?&ENERALLY _
: 1 Hem 20 006 00 20 _GDO

Baplace all exisiing wooden framed doors and windov's to the East Elevation

“BUILDING 1
; end of ihe struchure fo! 30 o

N
]
ot
Lo
]
Y]
[\s)
(2]
(4]

Fmv de naw full height partiion wall to ihe open

a
iensiose the mezzaning area o Building 1
& - Removs exist heamns igwards the rear of s room to Bullding 1 i i ¢ lism ©oi00000 1,330




Ref {Desariniion

Rate £

Toizl £

TBUL

H

¢ Noworks

{BUILDING 3

(3] EN& Works

:
3

i
H
1
:
:

i
i
:
+

istructure Lo current ceguilations

"ALLEUILDINGS g
a ntemal fit out costs including wal, floor and cailing finishas, fitlings, sanitary ; - 544 ~ m2 250,00 136,000
iapplences mechanical and elestrical ingiallations and upgrading the ‘

i
i




Gross Internal Area {m

2\

Ground floor area
Mezzanine Hoor area

1,105 m?

102 m?

=

11,896 J2
1,098 122

Elermental Ahalyst Fota
Substruciure 184,700
Superstructura 500,000

Wain Contractors Frotfit & Overheads @ 7.5%

Preliminaries @ 15% 102,705
Blesign Condingency! Risk @ 5% 34,235
61,_623

Cost [ in? 732
Cost /712 55
POOLE DICK ASSCOIATES
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FEASIBILITY ESTIMATE BREV. A

Contents:
Executive Summary
1 intreduction
2  Basis of The Estimate
3 Exclusions
4 Assumptions
5 Existing Buiiding Refurbishment Works
8 New Build Works

7 External Site Woiks
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FEASIBILITY ESTIMATEREV. A

£x§cuﬁve Summary
Existing Buiiding Refurbishment

Cost of Building Works

Excludes any works to the exisling substructures

Cost per m?
Cost per 2
Gross Floor Areg
Preliminaries

Contingency

New Build
Gost of Building Works

Including new substructure works

Cost par m?

Cost par 2
Gross Floor Area
Preliminaries

Contingenecy

£701,100.00

£1,289.00

£120.00

544m2
15%

15%

£883,300.00

£732.00
£68 00
1,207m?
15%

5%

SAPROJECTSVSER ! E\Feashiiily Esiimate Rev. A Page 4
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FEASIBILITY ESTIMATE BEV. A

1. Qutiine Of The Schamse

This report has been commissioned by Damian Entwhistle for and on behalf of
Waterboy, the current owners of a disused pumping siation at Altham in Lancashie.

We have been instructed to prepare feasibiilly sstimates for 2 options;

Option 1: - Refurbishment and renovation of the existing building to suit the
Client's business operalions,

Option 2: - The demoilition of the existing building and the construction of a
new facility 1o suit the Glients business operations.

2. Basis of the Estimate

The estimate is based on the following information:-
TRI CAD Solution Limited Drawings
TRI0815-01 Proposed New Building
TRI-0815-02 Existing Site Layout
TRI-0815-03 Exisling Plans and Elevations
Fairhursts Struciural Survey Surmmary dated 14" February 2012
The Historic Environment Consultancy’s report dated 20™ July 2011,

Notes and photographs taken during a site visit on Wednesday 28" January 2012

Note: - Measuremenis should not be relied uoon for purposes other than generating a
feasibility estimate of cost plan.

Page & POOLE DICK ASSOCIATES
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WATERBOY - ALTHANM PUNMPE

FEASIBILITY ESTIMATE REV. A

3 Exclusions
o Land remediation and abnormal ground works
e Works 1o reinforce the substructure of the existing building
s Works in association with exisling bore holes
+ Site acguisition and associated costs
» Local authority fees and charges
s Finance charges
@ Professional fees

o Value Added Tax

4 Assumptions

The costs for the refurbishment option include a fit out itern which in the absence of a
detailed specification allows for internal finishes, fittings {other than loose furniture),
sanitary appliances and mechanical and electrical installations. Costs are based on

historical data from similar projects

POOLE DICK ASSOCIATES
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WATERBOY . ALTHY

ot

FEABIBILITY ESTIMATE REV. A

TIPS . OAT TR Mmlas;ing e
A30Y . 1 M 4-4] 1_"-,))3:':; xi‘v}G 5 o

EXISTING BUILDING REFURBISHMENT WORKS

8.0 Summary

Gross Internal Area (it?)

Gross internal Area (m?2)
Building 1
Ground Floor Area 201 m?
Mezzanine Floor Area 15 m2
Bullding 2
Ground Floor Area 131 m?
1st Floor Area 25 m?
Buiiding 3
Ground Floor Area 72 m?

2,164 fi2
1,238 fi?

1,411 fi2
270 2

775 fi2

Internal Fit Out

Preliminaries @ 15%

Elemental Analysis Total
Substructure 56,855
Frame 0
Upper Floors 22,625
Raot 84,525
Stairg 25,000
External Walls 109,800
Windows and External Doars 63,500
Imternal Walls and Partitions 3,250

138,000

75,248

Design Contingency/ Risk @ 15%

75,248

Majn Contractors Profit & Qverheads @ 7.5%

48,911

1,288

Cost/fiz 0

12D
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WATERBOY - ALTHAM PUMPING STAVION

FEASIBILITY EST‘%?‘J?ATE REV. A
EXISTING BUILDING REFURBISHMENT WORKS

Ref :Descripiicn Quant Unit Rafe £ ‘ Total£
BUILDING WORKS :
‘1" Substructufe 7T
UILDING 1 : H ;
a gBreak out existing 360mm desp reinforced siab to Building 1 200 o i Bood : 10,000

H

b %Replace slab to Building 1 with 100mm deep reinforced concrele slab on; 180 P ma3 7500 13,500

H50mm type 1 material sub-grace Allow for A383 mash in slab New slab io:
ibe used for botiling of water therefors subiect ta 1BkN/M2 of imposed loading

c 'Finplace slab to south-wast of room with 280mm cfeep reinforced concrete' 20 m? : 100.00 2,000
islap. Allow for 30kg/m2 rainforcement in slab New slah to suppart vemcaf : :
stamless stzel storage vesset tc 100kn/m2 of imposed loading ; ;

d gl_nsta]l internal channe! drainage and below ground drainage pipes required forf 1 ltarmn 5000 60 5,000
iwash down [ spillages to Building

e instali new foul drainage stack Dralnage run to fall under gravity to exashng 1 iftem 2,50000 . 2,500
com bined sewer in the main road o Building 1 ; :
;ﬁmmme 2

f |Break out existing 360mm deép reinfarced slab to Building & {131 . omr 1 5000 6,550
; i : ; ]

q Replace slab to Building 2 with 100mm deep rsinforced concrete slab onf 131 2 7500 5 9,825
s'ESDrTm 1ype 1 matstial sub- -grarie. Allow for AB93 mesh in slab New stab io H i
‘ne wsed for hofting of waler therefore subject to T5KN/M2 of imposed| : :
foaqus to Building 2 i i

h instaiJ new foul drainage stacks to pick up 3-8 toilels in the accommodatlon; 1 } ltern 1,000 00 ’ 1,000
oncR in Building 2 Foul drainage o run to the proposed drainage rmm» ; ‘
Bu:]dan 1 and on to the combined sower in the adjacen? road ! *
.EUiLDiNG 3 :

< : B H

i Exxstmg flag stones to be removed 72 mE i 1500 | 1,080

i Replace flags to Building 3 with 100mm deep reinforced concrate slab oni 72 C om0 yBo0 5 400
150mm type 1 material sub-grade Allow for AS93 mesh in slab New slab to; , {
ibe used for boiling of waler therefore subject to 15kNM2 of rmposed : ;
{loadinas to Buiiding 3 i : j

H b

2B ‘Upper Fidors -~ ¢ - R o ' S L TR
HBUILDING 1 ! ; ;

a :Instali new mezzaning upper foor structure at 60% of the ground floar area.‘ 115 Poome [ 17500 20,125
:consisting of 407 clear spanning steel besms and parimster shelf angles: ;

supportmg figor constructed of 60mm malal decking and 130mm thrck
concreta iz Buildina 1 :

;BU!LDINGZ '
b ?Farm new tlmbsr joist upper Hloor to lhe new office/admin 2 smreyé 25 me 160 00 2,500
{accommodation to the front of Building 2 : :

‘BUILDING 3

¢ Noworks

POOLE DICK ASSCCIATES
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FEASIBILITY ESTIMATE REV. A
EXISTING BUILDING REFURBISHMENT WORKS

RefEDescription | Quemt | Umt | Ralez . Totalg

6 ORGSE e S T Cpon e
QQL.B_W_GJ. i

H

a Remove existing low pitch yoof and repiace with new 30 degress slate fool on. 200
itimper battens, puding and timber trusses Timber trussas at epprommately
3 5m centras to Building 1 i

35000

me . 17500

;Bumnmez ’ i
131 SomE ¢ 17500 20,925

b Remove existing low pich roof and replace with new 30 degrees slate roof orr
’!amber baftens, pwiling and tmber busses Timber trusses at approximate

banens purlins and timber trusses

33 5im centres to Building 2 :
?aun DING 3 :
c Fiapace the foof to Building 3 with new 30 degrees slate voof on i:mber s §om2 E 17500 12 600

d ;Replace 2nr roof lights 1o Building 3 2 PoNe 2,000 06 4000
{GENERALLY

8 Ramwa’[er goods to all elevalions ta be cleaned repaired ar re-instated where‘ 1 [ Ttem 10,000 00 } 16060
: i H
; :

:auzmmm

a Demohsh axisting entrance steps and replace new entrance steps 1o he the! 1 HEn ‘ 20,000 0G 20,000
‘new height of proposed mezzanine level; 18nr steps in sione to match the: ‘ :
;existing : :
feu:mme 2 ‘ ;

b Provade sieel stairs to the new office/admin 2 storey accormimodation to the‘ 1 ltem 5,000 00 5,000
from of Building 2 : ;

;BUILDING§

INo works

2E rExternal Walls -
IBUILDING 1

a gﬂepair crack 1o the former front entrance of Bullding 1 1 200000 2,000

4] gF’orm new 2 5m wide x 2 75m tall opening between Building 1 and Building 2 1 ltern 1,500 .00 1500

‘providing new stes! lintels to support the masonry walls over

H
H
H
H
i
i
1
i

[ E_Brick up the existing opening between Building 1 and Buiiding 2 1 ftem 1 100000 1000

d _’Break out existing rear wail and provide new roller shutter door {4 5m high A: 1 ltiem 10,000 00 10,060
i3 wide) to Building 1 New steel linlel is reguired to support the brickwork: :
ishove the proposed rolier shulter dooe ‘

B %Brickwc;k to be re-buili adjacent {o the existing rear door 1 C item 1 500000 5,000
{BUILDING 2 _

i iFerm pew office/admin 2 storey accommodation to the fronl of Building 2 with 280 | w2 | 3000 | 8 400
;146mm plockwork wails and imoer joist upper floor : :

Page 2 POOLE DICK ASSOCIATES
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WATEREQY « ALTHAM PUMPING STATION

FEASIBILITY ES?';'E\;«%;?&TE REV. A
EXISTING BUILDING REFURBISHMENT WORKS

Ref {Description Guant | Unit | BRae® | Tolf
g [Broak out existing rear wall and provide new roller shutter door to Building 2! 1 i Yem ! 10,00000 10,000
New steel linte! Is required 1o support the brickwork above the proposed rollor i
Tshuﬁer door :
h iFoi'm new 2 Sm wide x 2 75m tafl opening belween Building 2 and Building S‘ 1 f hem 2,000 00 2,000
prcwdmg new steel lintels to support the masonry walls cver {
i ;Hepalr damage to existing brickwork adjacsnt to Building 2 1 , ltern ‘ 500000 i 5000
| Brickwork to be re-built on the cornar of Building 2 1 ' llem 5,000 00 | 5,000
?BUILDENG 3 i
I Increase the height of the existing walls by approximately 300mm to intraase! 1 i ltem 10,000.00 | 10060
1ihe clear height of the room fo Building 3 ; :
"GENERA}_LY s 1
I 5Brn::kwork to all elevations 1o be cleaned and re-pointed ; 1 1 Ttem ! 30,00000 ] 30,000
‘ 1 4 lkem | 20,00000 | 20,000

m ?_Vegetaﬁbn jo be rernoved and brickwark to be replaced and made good

‘Al external cracks in the brickwork [0 be repalred (included)

SWindows and External Doors : 3
BUFLDING 1 J

a fﬂeplace 2nir 9 panet windows on North Elevation of Building 1; windows to beé 1 : tem 5,000 00 5,000
?wooden frame with double glazed tolghenad glass to help prevent heal ioss i i :
b New entrance doorway and windows to top of the steps to malch existing to; 1 i tem 10,000 00 10,000
lhe East Elevation : : ;
G Doorway and window {o be removed from under the steps to the East 1 , ltem | 250000 2,500
Efevailon ; ; !
d Rep}ace 7nr 9 pane! windows an Soulh Elevation of Building 1; windows fo be§ 1 Itern 17,500 00 17 500
swooden frame with double glazed toughened glass ic help prevem heat loss ‘ i
e Lower existing roller shutter to approximately 225mwm to sull internal slab 1 item 2,500.00 2,500
Ieve s on the West Elevation : H i
§BU1LD§NG 2 :
i : ; i :
f iF{epiace existing rear door to Building 2 1 i ltem 400000 § 4,000
g iMaké good around roller shulter door 1 i Hem ‘ 200000 | 2000
‘BUILDING 3
¢] :No waorks - - - ; -
‘GENE&&LLY

i .;Repl_ace all existing weaden framad doors and windows to the East Elevation 20,0600 00 20,000

£ & Partitlens

26 Infernat
"BUILDING 1

a :Provide new full height partition wall fo thz open end of the slucture no 30 me i 7500 2,250
senclose the mezzanine area to Building 1 ;

14000

1 hem ¢ 1,00000

b Remove sxisting lifiing beams lowards the raar of the room to Buiiding 1

POOLE DICK ASS0UIATES
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FEASIBILITY ESTIMATE REV. A
EXISTING BUILDING REFURBISHMENT WORKS

d ?No works

o f;D'escripiion : Quant Unit Rate £ Total £
SBUILDING 2 : :
e ;iNo works : : - - -
'BUILDING 3

TALL BDILDINGS

a flntema] fit out cests including wall, oor and celling finishes, fillings, sanitary 544 me
;appliances, mechanical and electrical installations, and upgrading the

istruelure to current fegulatfons

SAPAQISCTS 40RHTEF Estimais Hev. A Page 11

25000

136,000
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WATERBDY - ALTHAN PUMPING S8TATION

FEASIBILITY ESTIMATE REV. A
NEYW BUILD WDRBKS

8.0 Summary
Gross Intemal Area (m?)

Gross Internal Area {ft%)

Ground Hoor area ‘ 1,105 m?
|Mezzanine floor area 102 me

11,8986 it

1,098 fi2

Supershuchure

Elemental Analysis Total
Substructure 184,700
300,600

#ain Contractors Profit & Qverheads @ 7.5%

Preliminaries @ 15% 102,705
Design Contingency/ Risk @ 5% 34,235
61,623

Cost/im?

732

Cost/ 2

68

SAPROIECTSA9EE I ElFzashiity Estimate Rev A Page 12
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Nolan Redshaw Lid

Development Appraisal

Waterboy

Burnley Road
Altham
Hyndburn

Report Date; March 01, 2012



Timesgcale {Duration in months)}

Project commences Feb 2012

Fhase 1 .
Stage Name Duration Start Date End Date Anchored To Aligned Offsst
Phase Sfari Feb 2012

Construciion 5 Fep20iz Jun 2012 Pra-Construction End )
Phase End Jui 2812

Phase Lengih 5

Project Lenpth 8  {includes Exit Period)

Assumptions

Expenditure

Professianal Fees are based on Construction

Purchaser's Gosts are based on Gross Capitalisation
Purchaser's Costs Deducted from Sale (Not added 1o Cost)
Sales Fees are based on Net Capitalisation

Sales Fees Addad to Cost {Not deducted from Sale)

Receipis

Show terant's true income stream On
Offset income against deveiopment cosls Off .
Rent payment cycle Quarterly {(Adv}
Appiy rent payment cycle to all tenanis On
Renawal Void and Rent Free apply to first renswal only Off
Initial Yield Valuation Mathod Off
Default Gapitalisation Yield 0.0000%
Appty Default Capitalisation to All Tenants Off
Default stage for Sale Date Off
Alfign end of Income siream io Sale Date Of

On

Apply align end of income stream to all tenants
Whaen the Capital Value is modified in the cash flow
Valuation Tables are

Rent Free method

Recalcutate the Yield
Annually in Arrears
Defar start of Tenant's Rent

Finance

Financing Method Basic {Interest Seis)

Interast Compounding Peried Quariarly
Interest Chafging Feriod Monthly
Nominal rates of intérest used
Calculate intarest on Payments/Receipts in final period Off
Include interest and Finance Fees in [RR Calculations Off
Automatic imer-account transfers Off
Manual Finance Rate for Profit Erosion Off
Calcuiation
Site Paymenis in Arrears
Other Payments In Arrears
Negative Land In Arrears
Receipts In Advance
initial IRR Guess Raie 8.00%
Minimum IRR -100%
Maximum IRR : 55999%
Manual Discount Rate Oif
0001000

iRR Tolerance

Letting and Rent Review Fees are calculated on Net of Deductions

Davelopment Yield and Rant Cover are caloulatad on Rent at Szle Date(s)
include Tenants with no Capital Value On
inciude Turnover Rent Off
Net of Non-Recoverable cosls On
Net of Ground Rent deductions On
Eiter SAClents\Clisnis Q-ZWaterboy Ltd - CE73\Rafurbishment Davalopment Appraisal 28 2 12 wef )
Dater 3112012

ARGUS Developer Versfon: 4 03.001




TIMESCALE & ASSUMPTIONS]

NOLAN REDSHAW

1z

*’fdl
in 5 &

Waterboy

Assumpiions
Net of Rent Additions/Costs

Value Added Tax
Globai VAT Rale
Giobat Recovery Rale
Recovery Cycle every
1st Recovary Month
VAT Calculations in Cash Flew

Residual
Ltand Cost Made

Distribution
Construction Paymenis are paid on
Sales Receipis are paid on
Sales Deposits are paid on
Interest Sets
Intarest Set 1

Credit Rate

Debit Rate
0.000% 0.000%
Loan Set 1
Debit Rate Credit Rate
0 600% 0.000%

Inflation and Growth
Growth Sets

Growth Sat1
inflation/Growih for this set is calculated in arrears

This set Is not stepped

Months
Perpetuity

Rate
0 000%

Inflation Setis

Inflation Set 1
Inflation/Growth for this set is calculated in arrgars

This set is not stepped

Months

Rale ;
Perpatuity

2 000%

File: SAClisnts\Clients Q-Z\Waterooy Lid - CA73Refurbishment Development Appraisat 28 2 12 waf

ARGUS Develeper Version: 4 05 001

Menths
Parpetuity

Months
Perpetuity

Start Date
Feb 2012

Start Date
Feb 2012

On

20.00%

106G 00%

3 months

3 (Apr 2012)
on

Fixed Land Valus

S-Curve
Single curve
Monthly curve

Start Bate
Feb 2012

Start Date
Fab 2012

Date: 3/1/2012




REVENUE
Rental Area Summary
Refurbished Unit

[avesiment Vaiuation
Refurbished Unit
Current Rent

MET REALISATION
DUTLAY

ACQUISITION COSTSH
Fixed Price
Stamp Duty

CONSTRUCTION COSTS
Construction
Refurbished Unit

Contingency

QOther Construction
Praliminaries
Desigh Gentingency/Risk
Main Condractors Profit & Overheads

PROFESSIONAL FEES
Architect
Quantity Surveyor
Structiral Enginear
Mesh /Elec Enginger

VAT
Total Paid
Total Recoversd

TOTAL COSTS

PROFIT

Performance Measuras
Profit on Cost%
Profit on GDV%
Profi{ on NDV%
Development Yizld% {on Reni}
Equivalent Yieid% (Nominal)
Equivalent Yield% (Trus)
Sross Initial Yield%
Net Initial Yield%

1RR
Rent Cover
Profit Emsion {finance rafe 0.000%)

Fiie: S\Clients\Clients G-2\Waterboy Lid -
ARGUS Developsr Version: 4 05007

fi? Rate i
5858 £3.50

20,503 YP @

100%

i Rate it
5,858 £120 00

15 00%

300%
1.50%
0 50%
0 50%

(85 T4)%
(601 15)%
(601.15)%

171%
12 00%
12 96%
12 00%
12 00%

WA
-50 yrs -1 mthe
N/A

Gross MRV
20 503

12 60C0%

150,000
1,500

GCost
702,960

105,444

75,248
75,248
48,911

21,088
10,544
3,515
3515

205,423
(205 423)

83333

176,858

151,500

702,960

103,444

189 407

38 683

1,197,974

(-1,027,415)

Ga73Refurhishment Devalopment Appralsal 28 2 12.wef

176,858

Datar 3/11/2012




Appendix 8



YOS LBAHIL ] [ ‘ . .

Jonpumy] Dupenscy

| Zeozisome | ev@ooei
.,_.__E_:c 33 u_num.

MOARTE oS posadGly
GpiL B

Buipfing map psodoig
W) W10 -

INLZ1LEE

WEly 'peoy Aejung:
vopelg Buidiang wewy)y
SHOANN D

tl i Ty FIDEYET IS S HSTIDEE.
0 i b | et e SpepRa 7
[EstmT Ry

suany
OB oo




90-GL80-Rd L

uofieasjg-fuae4 jsep UUoN

Atcupy Buparicy 1
aml | - Zhoeuive | evBoozik A
A umig gy IR g ey L
m:azﬁa_m pasodos -
E:anuin‘.ﬁ
Buyp|ing mep psodolyg 2
vsysag paloig et
INL 213G
WEYly-'pROY ABjUING
uoness Auidwng ey sownsy
BIRHEY OYS WNYRIN uﬂn_m.v
ma..i %ﬁﬁg_e_&&}_ﬁﬁ%u

HoleAd|z Buoey ﬁmmw :toz

Ol AN WKy

BUpDe|] ukodis
S ITMOTITH

TEIPPRI BN B0IG AT

shweaz
WANIUINY HOTELS
oo 4210 by uogesalg fusey jeam gnos
I B
P 8
.
o
a
+ H .........
- _/_4 7 7 ' Fulppers woowg
] | 8 P TRz
AE A - AR
FR-HE K S ey
o 2 I8 ROBRNNY POTTID
Y %Eciu;._ak
» i
o i . - eg%aaeenéz_m Faag

uopeAzlg BUioBd 1823 Linag o4
" oA
e . E:c_aueu_vunsw
T S T T T . 1 snnag Ay HnL

= OO0

Euppur yioowy
g

RIGRIR R

K] RHGE VSIS ST ) PRz
T FINR 04 6] SRUNT8E GG 12 100 a2 Guid
165 " T 0 DI B3 Of FUCEUMNE I

. FRIOY




GOGLB0- L

16 Byt jocg

aw

g werg

2oerive

v@oozt
]

Lk

e

SUB|d pesedoly
AL Qupariy

Bujpning map psodosy

[ S
L ZLEd

ureLfy ‘paay Asjuing
uopess Budung weyyy

4T0IPDY I

91 d apgse | e apgia | esera aera 2

il

PSNSS] wopknstn. (A

LR

Aares

“Hrgmia B

6 01 0] 19V 8 Suny
PO SLORIARI

EION

10014 1513

ustsny

I00i PUNOIS

wezais

- - Dagiae : g
GEES v 15545 OSERS 7 OGEES VGEEs - OHE0G ¢ 0’5289 I
& e = I ' TN
m W “ SHOPUY AT HE - FHOPITA (B0 kg TR 15671 4B UnIPUAA Jrery T o
TR ~|m qet
1T
D1 5
Qg oy i) s
rT=1a s N
o r— Y
/
f DY Y e
B i
| usLoRy = A
Swuwop | ey
o
m &2
560 44+ I

o !?ﬂﬁﬁ..m.mﬁg oo

I 2

Az
@
~
=3




Appendix 9



Nolan Redshaw Lid

Development Appraisal

Wa%erboy

Burnley Road
Altham
Hyndburn

Report Date: March 01, 2012



| TIMESCALE & ASSUMPTIONS]

NOLAN REDSHAW LTD|

Waterboy

Timescale (Duration in months)

Project commenceas Feb 2012

Phase 1

Stage Name Duration  Start Date End Date
Phase Start Feb 2012

Construction 3] Feb 2812 Jul 2012
Phase End Aug 2012

Phase Leagth 8

Project Length 7 {Includes Exit Period)
Assumptions

Expenditure

Professional Fees are based on Construction
Purchaser's Costs are based on Gross Capitalisation

Purchaser's Costs Deducted from Sale (Not added to Cost)

Sales Fees are based on Net Capltalisation
Sales Fees Added to Cost {Not deducted from Saie)

Raceipts
Show tenant's true income stream
Offset income against development costs
Reni payment cycie
Appiy rent paymant cycle to aff tenants

Renewal Void and Rent Free apply to first renewal only

Initial Yield Valuation Method

Defaulf Capitalisation Yield

Apply Default Capitalisation to All Tenants

Default stage for Sale Date

Align end of income stream to Sale Date

Apply align end of income stream to all fenants
When the Capital Value is modified in the cash flow
Valuation Tables are

Rent Free methad

Finance
Financing Method
Interest Compounding Period
Intergst Charging Peried
Nominal rates of interest used

Calouigte interest on Paymenis/Receipts in final peried
Include interest and Finance Fees in IRR Cafeulations

Automatic Intefaccount transfers
Manual Finahce Rate for Profit Erosion

Caleulation
Site Payments
Other Payments
Negalive Land
Receipts

initial IRR Guess Rate
Minimum IRR
Maximum IRR
Manual Discount Rate
IRR Tolerance

Lstting and Rant‘ Review Fees are calculated on
Development Yield and Rent Cover are calculated on
Include Tenants with no Capital Value

Iriclude Turnover Rent

Net of Non-Recoverable cosis

Net of Ground Rent deductions

Anchored To Aligned Offset

~ Pre-Construction End 0

On
Off

Quarterly (Adv)

On
Off

Off

0.0000%

Off

Off

Qff

Cn

Recalculate the Yield
Annually in Arrears

Defer start of Tenant's Rent

Basic {Interest Sets)
Quarterly
Morithly

Qff
Off
Off
Off

In Arrears
In Arrears
In Arrears
In Advance

8.00%
-100%
99699%
Off
0.001000

Net of Deductions
Rent at Salz Dala(s)
Cn

Off

On

On

File: S)Clients\Clients Q-Z\Waterboy Hid - CE73WNew Build Appraisal 28212 wef

ARGUS Developer Verslon: 4.05.001

Date: 3/1/2012




NOLAM REDSHAW LTD)|

ITIMESCALE & ASSUMPTIONS,
Waterboy o

Assumptions
Net of Rent Additions/Cesls

Value Added Tax
Global VAT Rate
Global Recovery Rate
Recovery Cycle every
15t Recovery Month
VAT Galculations in Cash Flow

Residual
Land Cost Mode

Distribution
Construction Payments are paid on
Saies Receipts are paid on
Sales Deposits are paid on
interest Sets

|nterest Set 1

Debhit Rate Cradit Rale
0 000% 0.000%
Loan Set 1
Debit Rate Credit Rate
0 000% G 000%

Inflation and Growth
Growth Sets

Growth Set1
Inflation/Growih for this set is calculated in arrears
This set is not stepped

Rate Months
0.000% Perpatuity

inflation Sefs

Infiation Set 1
inflation/Growth for this set is calculated in arntears

This set is not stepped

Rate Months
0.000% Peipstuity

Fite: SAChenis\Clients Q-2\Waterboy Lid - CB73\WNsw Build Appraisal 28 2 12 wef

ARGLIS Developer Version: 4 05 001

Months
Perpetuity

Months
Perpetuity

Start Date
Feb 2012

Start Dale
feb 2012

On

20.00%
100.00%

3 months

3 (Apr 2012}
Oon

Fixed Land Value

S-Curve
Single curve
Manthly curve

Biart Date
Feb 2012

Start Date
Fab 2012

Date: 3/1/2012



|APPRAISAL SUMMARY|

MOLAN REDSHAWLTD

Waterboy
Summary Appraisal for Phase 4

REVENUE
Rental Area Summary
New Build Appraisal

Investment Valuation
New Bulld Appraisal
Current Rent

NET REALISATION
DUTLAY

ACQUISITION COSTS
Fixad Price
Stamp Duty

CONSTRUCTION COSTS
Construction
New Build Appraisal

Corndingency

Other Construction
Prefiminaries
Design Contingency/Risk
Main Contractors Prefit & Qverheads

PROFESSBIONAL FEES
Architect
Quantity Surveyor
Structural Engineer
Mech /Elec Engineer

VAT
Total Paid
Total Recovered

TOTAL COSTS

PRORT

Performance Measures
Profit on Cost%
Profit on GDV%
Profit an NDV%
Development Yield% {on Rent)
Equivalent Yield% {Nominal)
Equivalent Yield% (True}
Gross Initial Yield%
Met Initial Yield%

IRR
Rent Cover
Profit Erosion {finance rate 0.000%)

fi# Rate ft*
12,994 £4 50

58,473 YF @&

16C%

st Rate ft*
12,994 £63.00

5 00%

3 00%
150%
0 50%
0 50%

(63 26)%
(172 21)%
(172.21%

441%
12.00%
12 66%
12,00%
12.00%

NIA
»14 yrs -4 mihs
N/A

Gross MRY
£B,473

12.0000%

150,000
1,500

‘

Cost
883,592

44,120

102,705
34,235
61,623

26,508
13,254
4,418
4,418

167,831
(167.831)

File: 8\Clients\Cliznls Q-ZWatsrboy Lid - C873Wew Build Appraisal 28 2 12 wef

ARGUS Developer Version: 4.05 004

83333

487,275

51,500

883,582

44 180

198,563

48,598

1,326,432

(-839,157)

487 275

Dale: 3/1/2012







